
  

Date Application Deemed Complete November 6, 2015 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period January 5, 2016 End of 120-Day Decision Period Not applicable 

 

  

 

 

HERITAGE PRESERVATION APPLICATION SUMMARY 

Property Location: 112 East Hennepin Avenue 

Project Name:  116 East Hennepin Redevelopment 

Prepared By: Lisa Steiner, City Planner, (612) 673-3950 

Applicant: Schafer Richardson 

Project Contact:  Katie Anthony 

Ward: 3 

Neighborhood: Nicollet Island – East Bank 

Request:  To demolish two structures and construct a new six-story mixed-use building 
connected to two remaining buildings. 

Required Applications: 

Certificate of 
Appropriateness 

To allow the demolition of 120 East Hennepin and the one-story addition 

between 112 East Hennepin and 116 East Hennepin, noncontributing resources 
in the St. Anthony Falls Historic District. 

Certificate of 
Appropriateness 

To allow exterior alterations to the 112 East Hennepin building and 116 East 
Hennepin building, and to allow a new six story building to be constructed 

attached to the historic buildings.  

HISTORIC PROPERTY INFORMATION 

Current Name Nye’s Polonaise Restaurant and Bar 

Historic Name Minneapolis Brewing Company; various saloons 

Historic Address 112 East Hennepin (112 Central Avenue) 

Original 
Construction Date 

1907 

Original Architect Boehm & Cordella 

Original Builder R.J. Cheney & Co. 

Original Engineer Unknown 

Historic Use Bar  

Current Use Bar/restaurant, dwellings 

Proposed Use Retail and dwellings 
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Current Name Nye’s Polonaise Restaurant and Bar 

Historic Name Same 

Historic Address 
112 East Hennepin (1-story addition built between 112 E Hennepin and 116 E 

Hennepin) 

Original 
Construction Date 

1964 

Original Architect Francis Kerr & Co. 

Original Builder Boe, Inc. 

Original Engineer Unknown 

Historic Use Bar/restaurant 

Current Use Bar/restaurant 

Proposed Use Demolition – replace with infill building with retail and dwellings 

 

Current Name Nye’s Polonaise Restaurant and Bar 

Historic Name Martin Dyke Harness Shop; Stratton Hotel  

Historic Address 116-118 East Hennepin (116-118 Central Avenue) 

Original 
Construction Date 

1905 

Original Architect Ernest C. Haley 

Original Builder Unknown 

Original Engineer Unknown 

Historic Use 
Harness shop, upholsterers, room furnishers, barber shop, apartments and 
hotel  

Current Use Bar/restaurant, dwellings 

Proposed Use Retail and dwellings 

 

Current Name Nye’s Polonaise Restaurant and Bar 

Historic Name Jon’s Restaurant  

Historic Address 120 East Hennepin 

Original 
Construction Date 

1960 

Original Architect Ralph Shirner 

Original Builder Robert Carroll 

Original Engineer Unknown 

Historic Use Restaurant 

Current Use Bar/restaurant 

Proposed Use Demolition – replace with new building retail and dwellings 
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CLASSIFICATION 

Local Historic District Saint Anthony Falls Historic District 

Period of Significance 1848-1941 

Criteria of Significance 

Criteria 1: The property is associated with significant events 

or with periods that exemplify broad patterns of cultural, 

political, economic or social history.  

Criteria 4: The property embodies the distinctive 

characteristics of an architectural or engineering type or 

style, or method of construction. 

Date of Local Designation 1971 

Date of National Register Listing 1971 

Applicable Design Guidelines Saint Anthony Falls Historic District Design Guidelines (2012) 

SUMMARY 

BACKGROUND. The subject property has four separate structures that are currently connected 

internally at the ground floor. The oldest building on the site is the three-story “Harness Shop” building 

at 116 East Hennepin Avenue, which was constructed in 1905. The two-story building at 112 East 

Hennepin Avenue, at the corner of East Hennepin and Lourdes Place, was constructed in 1907. In 

approximately 1955, Nye’s Bar opened in the 112 East Hennepin building. In 1964, a one-story addition 

was constructed between the 112 and 116 buildings to accommodate the expansion of Nye’s and the 

establishment of the Nye’s Polonaise dining room. Nye’s expanded into the ground floor of the 

“Harness Shop” building in 1967. The one-story building at 120 East Hennepin was constructed in 1960 

and housed another restaurant until Nye’s expanded into the building in 1973. These four connected 

structures have a combined building footprint of approximately 8,000 square feet. The remainder of the 

approximately 20,000 square foot property is a surface parking lot.  

The street-level façade of the 112 East Hennepin building was infilled with thin brick at some point prior 

to 1964. First-floor windows along Lourdes Place had been bricked in by 1967. Aside from these 

alterations to the ground level, the building still exhibits most of its original ornamental features, 

including decorative brick detailing and a broad metal cornice with decorative bracket modeling.  

The three-story “Harness Shop” building similarly exhibits most of its original ornamental features with 

the exception of storefront alterations to the first-floor façade. These features include decorative brick 

quoining, brick arches, clay medallions, and a metal cornice with decorative modeling and metal lettering 

of the words “harness shop,” the original use of the building. At some point before 1980, the storefront 

was clad with vertical corrugated metal paneling. A wooden porch and stairway exists at the rear façade 

of the building and accesses all three floors of the building.  

The one-story addition built between these two older buildings was constructed in 1964 and is clad in 

the same thin brick as the 112 East Hennepin ground level façade. A large sign, nearly doubling the 

apparent height of the addition, has been in place since at least 1967. No windows exist in the addition, 

but the doors facing Hennepin serve as the main entry to the existing restaurant. From Sanborn maps, 

plat maps, and historic aerial imagery, it does not appear that a building ever existed in between the 

“Harness Shop” building and the 112 East Hennepin building until the construction of this one-story 

addition in 1964. 

http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_255677.pdf
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The one-story building at 120 East Hennepin was constructed in 1960 and housed a different restaurant 

until Nye’s expanded into the building in 1973. Windows along the street and facing the parking area 

have all been infilled or covered with wooden panels.  

The property is located within the St. Anthony Falls Historic District. The St. Anthony Falls Historic 

District was designated in 1971 as a local and state historic district and was listed in the National 

Register of Historic Places the same year. A 1979 study of the St. Anthony Falls Historic District noted 

that “good examples of the [East Hennepin-Central Avenue Commercial] district’s brick architecture 

are… the two mildly classical structures at 112 and 116 Hennepin that comprise Nye’s Restaurant.”  

The same study further identified these two buildings as “thematic buildings” of the district which are 

representative structures of the East Hennepin-Central Avenue Commercial District.  

The Minnesota State Historic Preservation Office also completed an architecture/history evaluation for 

the property and concluded that the 112 and 116 buildings both contribute to the historic significance of 

the St. Anthony Falls Historic District. The one-story addition and the building at 120 East Hennepin are 

noncontributing to the district because they were constructed outside of the district’s period of 

significance. The State Historic Preservation Office also noted in their evaluation that the entire 

property, including the one-story structures, could possibly be individually eligible for the National 

Register based on its association with Nye’s Polonaise Restaurant & Bar (see letter in appendix).  

APPLICANT’S PROPOSAL. The applicant is proposing a mixed-use redevelopment project which 

would include 71 dwelling units and approximately 8,000 square feet of retail space at the first floor. The 

applicant is proposing to demolish both the one-story building at 120 East Hennepin and the one-story 

addition between 112 East Hennepin and 116 East Hennepin. A new six-story building would be 

constructed around the remaining two historic buildings on site.  

A four-story infill portion of the proposed building would be constructed between the two historic 

buildings which would step up to six stories approximately 37 feet back from the Hennepin Avenue 

façade. This portion of the building would be clad in metal panel and would connect to a six-story 

portion of the new building and a three-story addition which would be constructed over the rear 30 

feet of the “Harness Shop” building. Both of these sections would be clad in brown brick. Along 2nd 

Street Southeast and wrapping around Hennepin to meet the “Harness Shop” building, another portion 

of the new building would be clad in a darker brick with a light metal or fiber cement panel sixth-story. 

A burnished concrete block material would clad the first level of the building facing the adjacent 

property.  

The residential entrance would be located along 2nd Street Southeast. Retail entrances would be located 

along Hennepin Avenue. Nineteen parking spaces would be located at the ground level and accessed 

from Lourdes Place. Thirty parking spaces (with five additional tandem spaces) would be located 

underground and accessed from 2nd Street Southeast. The applicant is exploring the possibility of 

utilizing a car lift system which would allow for more parking in the building but would not alter the 

exterior appearance of the building.  

The existing metal storefront on the “Harness Shop” building would be removed and the original 

storefront restored if it is still in place (the applicant is unaware of whether the original storefront was 

enclosed or removed). If the original storefront is no longer present, the applicant plans to install a new 

storefront system. No historic photos have been found to identify the appearance of the storefront 

during the period of significance. Similarly, the applicant is proposing to replace the thin brick infill 

storefront of the 112 East Hennepin building. The original cast iron corner column is extant and would 

be restored. The infilled windows along Lourdes Place would be reopened and new windows installed.  



Department of Community Planning and Economic Development 

BZH-28900 

 

 

 
5 

A certificate of appropriateness is required to allow the proposed demolition of the one-story 

structures on site. If approved, a separate certificate of appropriateness is required for the proposed 

alterations to the remaining historic buildings and the construction of the new six-story building. 

PUBLIC COMMENTS. No comments for this proposal had been received by the time this report 

was written. In early 2015, multiple public comments were submitted to the City when a proposal for a 

thirty-story building on this site was brought to the Committee of the Whole for informal review. The 

comments received for that proposal are available if requested. Any correspondence received prior to 

the public meeting will be forwarded on to the Heritage Preservation Commission for consideration.  

ANALYSIS 

CERTIFICATE OF APPROPRIATENESS 

The Department of Community Planning and Economic Development has analyzed the application to 

allow the demolition of the one-story building at 120 East Hennepin and the one-story addition between 

112 & 116 East Hennepin based on the following findings: 

1. The alteration is compatible with and continues to support the criteria of significance and period of 

significance for which the landmark or historic district was designated. 

The one-story building at 120 East Hennepin was constructed in 1960 and housed another 

restaurant until 1973, when Nye’s expanded into the building. The one-story addition between the 

112 and 116 East Hennepin buildings was constructed in 1964. The period of significance for the St. 

Anthony Falls Historic District is identified as 1848-1941. The construction of both one-story 

structures occurred after the period of significance and therefore these structures are considered 

noncontributing to the historic district. The one-story structures do not reflect the significance of 

the district or contribute to the identified era of the designated historic district. Demolition of the 

two noncontributing structures would be compatible with and continue to support the criteria and 

period of significance for which the St. Anthony Falls Historic District was designated.  

2. The alteration is compatible with and supports the interior and/or exterior designation in which the property 

was designated. 

The proposed demolition of the one-story structures is compatible with the designation of the 

subject property within the St. Anthony Falls Historic District. As noted above, both structures 

were built in the 1960s, outside of the period of significance for the district, and the structures do 

not contribute to the significance of the district. The contributing buildings would remain in their 

historic location. 

3. The alteration is compatible with and will ensure continued integrity of the landmark or historic district for 

which the district was designated. 

The proposed demolition of the two one-story structures will not negatively impair the integrity of 

the historic district. The structures are noncontributing resources in the historic district and do not 

communicate the significance of the district as they were built outside of the period of significance. 

The demolition of the one story structures will not impact the location, design, setting, materials, 

workmanship, feeling, or association of the historic district.  

4. The alteration will not materially impair the significance and integrity of the landmark, historic district or 

nominated property under interim protection as evidenced by the consistency of alterations with the 

applicable design guidelines adopted by the commission. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT23HEPR_CH599HEPRRE_ARTVICEAP_599.350REFICEAP
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The St. Anthony Falls Historic District Design Guidelines were adopted in 2012. The design guidelines 

note that noncontributing structures include newer buildings that were not constructed within the 

period of significance. The one-story structures proposed to be demolished were constructed in 

1960 and 1964. The design guidelines state that for noncontributing properties, the “guidelines for 

New Infill shall apply, because preservation of remaining features is not required.” While the 

guidelines note that demolition is inappropriate for any contributing resource, there is no guidance 

for demolition of noncontributing resources. Staff finds that the demolition of the subject structures 

will not materially impair the significance and integrity of the historic district as the demolition of 

noncontributing resources is consistent with the adopted design guidelines.  

5. The alteration will not materially impair the significance and integrity of the landmark, historic district or 

nominated property under interim protection as evidenced by the consistency of alterations with the 

recommendations contained in The Secretary of the Interior's Standards for the Treatment of Historic 

Properties. 

The one-story structures proposed for demolition are noncontributing to the historic district. Their 

demolition would not materially impair the significance and integrity of the historic district as 

evidenced by the consistency of the proposal with the following recommendations: 

 A property shall be used for its historic purpose or be placed in a new use that requires minimal 

change to the defining characteristics of the building and its site and environment. 

 The historic character of a property shall be retained and preserved. The removal of historic 

materials or alteration of features and spaces that characterize a property shall be avoided. 

 Most properties change over time; those changes that have acquired historic significance in their 

own right shall be retained and preserved. 

 Distinctive features, finishes, and construction techniques or examples of craftsmanship that 

characterize a historic property shall be preserved. 

While the demolition of the one-story structures will alter the current appearance of the site, the 

one-story buildings are not the defining characteristics of the site as designated by the St. Anthony 

Falls Historic District, considering their construction after the period of significance. The two-story 

112 East Hennepin building and three-story “Harness Shop” building, which were identified as 

representative structures of the East Hennepin-Central Avenue commercial area of the historic 

district, would remain in place. While the adjoining walls may be impacted by demolition, it is not 

anticipated that demolition of the noncontributing buildings will compromise the integrity of the 

contributing buildings on the subject property. The contributing structures on-site are mostly 

defined by the decorative brick detailing and cornice features on their Hennepin Avenue and 

Lourdes Place facades. The distinctive features, finishes, and examples of craftsmanship on the 

street-facing facades of the contributing buildings would be preserved. 

While Nye’s Polonaise Restaurant & Bar is a well-known longstanding cultural institution, staff does 

not find that the one-story structures that make up portions of the restaurant have acquired historic 

significance in their own right. The buildings are simple concrete block structures which do not 

communicate the historic significance of the St. Anthony Falls Historic District. As noted in the 

background section of this report, the State Historic Preservation Office has indicated that all 

existing structures on site could possibly be individually eligible for the National Register for their 

association with Nye’s. However, the review of this certificate of appropriateness is based solely on 

the existing local designation of the property within the St. Anthony Falls Historic District. Staff does 

not find that the one-story structures have acquired significance in their own right in relation to the 

designated historic district, considering their construction was after the period of significance and 

nearly 60 years after the historic contributing buildings were built on site.  
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6. The certificate of appropriateness conforms to all applicable regulations of this preservation ordinance and is 

consistent with the applicable policies of the comprehensive plan and applicable preservation policies in small 

area plans adopted by the city council. 

The following policies of the Minneapolis Plan for Sustainable Growth are most applicable to the 

proposal: 

Heritage Preservation Policy 8.1: Preserve, maintain, and designate districts, 

landmarks, and historic resources which serve as reminders of the city's architecture, 

history, and culture. 

8.1.1  Protect historic resources from modifications that are not sensitive to their historic 

significance. 

8.1.3 Encourage new developments to retain historic resources, including landscapes, 

incorporating them into new development rather than removal. 

Heritage Preservation Policy 8.7: Create a regulatory framework and consider 

implementing incentives to support the ethic of “reduce, reuse, and recycle” and 

revitalization for buildings and neighborhoods. 

8.7.1  Protect historic resources from demolition and explore alternatives to demolition. 

8.7.3  Develop regulations and/or processes that ensure the timely and appropriate 

construction of buildings once demolition occurs. 

The proposal to demolish only the one-story noncontributing structures on the site would retain 

the historic buildings in their original location. The proposal also includes a redevelopment project 

that would redevelop the portion of the site on which the subject structures sit as well as the 

surface parking lot. The Nicollet Island – East Bank Small Area Plan was adopted by the City Council 

in 2014. The small area plan envisions several new high-density residential developments with 

ground floor commercial uses in the neighborhood. While the plan did not specifically identify this 

parcel as an opportunity site for redevelopment, the plan generally supports the redevelopment of 

underutilized parcels in the neighborhood. The plan also notes that the adopted district design 

guidelines apply to development in the historic district. The certificate of appropriateness conforms 

to all applicable policies of the comprehensive plan, preservation ordinance, and small area plan. 

7. Destruction of any property.  Before approving a certificate of appropriateness that involves the destruction, 

in whole or in part, of any landmark, property in an historic district or nominated property under interim 

protection, the commission shall make findings that the destruction is necessary to correct an unsafe or 

dangerous condition on the property, or that there are no reasonable alternatives to the destruction. In 

determining whether reasonable alternatives exist, the commission shall consider, but not be limited to, the 

significance of the property, the integrity of the property and the economic value or usefulness of the existing 

structure, including its current use, costs of renovation and feasible alternative uses. The commission may 

delay a final decision for a reasonable period of time to allow parties interested in preserving the property a 

reasonable opportunity to act to protect it. 

The one-story building at 120 East Hennepin and the one-story addition between the 112 and 116 

East Hennepin buildings are proposed to be demolished. Neither of these structures are 

contributing to the St. Anthony Falls Historic District as they were constructed in the 1960s and the 

period of significance for the district is limited to 1848-1941. The applicant has not indicated that 

the demolition of the one-story structures is necessary to correct an unsafe or dangerous condition. 

The one-story buildings could be retained on site and continue to be utilized as part of a restaurant 

or converted to another use. However, the applicant contends that the existing one-story 

structures limit the economic value and potential of the site and render a redevelopment project 

http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-115553.pdfhttp:/www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-115553.pdf


Department of Community Planning and Economic Development 

BZH-28900 

 

 

 
8 

infeasible while also maintaining the historic contributing structures. The footprints of the one-story 

structures take up 4,028 square feet of the site or over 20 percent of the site and the historic 

building footprints take up just under 4,000 square feet. Maintaining the historic buildings and the 

one-story noncontributing buildings would reduce the developable footprint of the site by 40 

percent. To maintain the historic contributing structures on site and accommodate a redevelopment 

project, there are no reasonable alternatives to the demolition of the one-story noncontributing 

structures. 

Before approving a Certificate of Appropriateness, and based upon the evidence presented in each 

application submitted, the Commission shall make findings that alterations are proposed in a manner 

that demonstrates that the Applicant has made adequate consideration of the following documents and 
regulations: 

8. The description and statement of significance in the original nomination upon which designation of the 

landmark or historic district was based. 

The applicant has demonstrated adequate consideration for the description and statement of 

significance in the original nomination upon which the St. Anthony Falls Historic District was based. 

The applicant is proposing to demolish only the noncontributing structures on the subject property, 

maintaining the historic contributing buildings in place. 

9. Where applicable, adequate consideration of Title 20 of the Minneapolis Code of Ordinances, Zoning Code, 

Chapter 530, Site Plan Review. 

If the proposed demolition of the two structures is approved, the proposed redevelopment will 

require Site Plan Review.  

10. The typology of treatments delineated in the Secretary of the Interior's Standards for the Treatment of 

Historic Properties and the associated guidelines for preserving, rehabilitating, reconstructing, and restoring 

historic buildings. 

The applicant has demonstrated adequate consideration for the treatments delineated in the 

Secretary of the Interior’s Standards for the Treatment of Historic Properties. The proposal complies with 

the guidelines as discussed in finding #5 above.  

Before approving a Certificate of Appropriateness that involves alterations to a property within an 
historic district, the Commission shall make findings based upon, but not limited to, the following: 

11. The alteration is compatible with and will ensure continued significance and integrity of all contributing 

properties in the historic district based on the period of significance for which the district was designated. 

The historic contributing buildings on site will remain in place. Demolition will be limited to the one-

story addition and the one-story building. While the adjoining walls may be impacted by demolition, 

it is not anticipated that demolition of the noncontributing buildings will compromise the integrity of 

the contributing buildings on the subject property. The demolition of only the noncontributing 

structures that were built after the period of significance for the St. Anthony Falls Historic District is 

compatible with and will ensure continued significance and integrity of all contributing properties in 

the historic district that were built within the period of significance of 1848-1941.   

12. Granting the certificate of appropriateness will be in keeping with the spirit and intent of the ordinance and 

will not negatively alter the essential character of the historic district. 

Granting the certificate of appropriateness will be in keeping with the spirit and intent of the 

preservation ordinance. The essential character of the historic district is established through the 
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buildings that were built during the period of significance and communicate the significance of the St. 

Anthony Falls Historic District. The one-story building and one-story addition do not communicate 

this significance and therefore their demolition would not negatively alter the essential character of 

the district. 

13. The certificate of appropriateness will not be injurious to the significance and integrity of other resources in 

the historic district and will not impede the normal and orderly preservation of surrounding resources as 

allowed by regulations in the preservation ordinance.   

The demolition of the two one-story structures on site will not be injurious to the significance or 

integrity of other resources in the district. While the adjoining walls may be impacted by demolition, 

it is not anticipated that demolition of the noncontributing buildings will compromise the integrity of 

the contributing buildings on the subject property. Their demolition will not impede the normal and 

orderly preservation of surrounding resources.  

CERTIFICATE OF APPROPRIATENESS 

The Department of Community Planning and Economic Development has analyzed the application to 

allow a new six-story building to be constructed which is attached to the historic buildings and to allow 
exterior alterations to the existing historic buildings based on the following findings: 

1. The alteration is compatible with and continues to support the criteria of significance and period of 

significance for which the landmark or historic district was designated. 

The proposal retains the contributing buildings in their historic locations. While the new 

construction would attach to the historic buildings, these connections would be made only to the 

secondary facades of the buildings. The primary facades of both historic buildings along Hennepin 

Avenue which communicate their significance would be preserved and restored. Detailed analysis of 

the various elements of the proposal can be found in findings #3-5 below. With the recommended 

conditions of approval, the proposed construction of a six-story building and proposed alterations 

to the historic buildings will be compatible with and continue to support the criteria of significance 

and period of significance for which the St. Anthony Falls Historic District was designated.  

2. The alteration is compatible with and supports the interior and/or exterior designation in which the property 

was designated. 

The falls of St. Anthony were instrumental to the development of Minneapolis in all its stages of 

growth. In addition to its original natural beauty, the falls furnished direct power to the lumber and 

flour industries and electrical power for industrial and residential use. Centered on this influential 

landmark, the St. Anthony Falls Historic District reveals the origins and early history of Minneapolis. 

Today, the district includes both the East and West Side Milling Districts, in addition to various 

homes, commercial buildings, significant bridges, and elegant churches.  

The Hennepin and Central character area was once the principal business center for the east side. 

The collection of remaining historic buildings reflects the early development patterns of the area and 

the commercial importance of the area. This area of the St. Anthony Falls Historic District is now a 

disparate collection of historic buildings interspersed with more recent high-rise residential 

buildings, townhomes, and other commercial and residential development.  

The St. Anthony Falls Historic District designation study does not individually describe all properties 

within the historic district and does not designate which properties are contributing or 

noncontributing. However, a 1979 study of the St. Anthony Falls Historic District noted that “good 

examples of the [Hennepin and Central Commercial] district’s brick architecture are… the two 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT23HEPR_CH599HEPRRE_ARTVICEAP_599.350REFICEAP
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mildly classical structures at 112 and 116 Hennepin that comprise Nye’s Restaurant.”1  The same 

study further identified the two buildings as “thematic buildings” of the district which are 

representative structures of the East Hennepin-Central Avenue Commercial District.  

With the recommended conditions of approval, the proposed alterations to the historic building and 

the construction of a new six-story building attached to the historic buildings will be compatible with 

and support the exterior designation of the property within the St. Anthony Falls Historic District. 

3. The alteration is compatible with and will ensure continued integrity of the landmark or historic district for 

which the district was designated. 

The preservation ordinance defines integrity as authenticity evidenced by the following seven 

factors: 

Location: The proposed redevelopment proposal will not alter the location of the two remaining 

historic buildings. 

Design: Overall, the proposed massing and design of the new construction will be in keeping with 

the adopted design guidelines for the district (see finding #5 below). Unsympathetic storefront 

alterations would be removed and remaining original storefront material would either be restored 

or replaced with a compatibly designed new storefront. The proposal would not negatively impact 
the design integrity of the historic buildings. 

Setting: The setting of the Hennepin and Central character area has changed significantly since the 

period of significance and is now a disparate collection of historic buildings interspersed with more 

recent high-rise residential buildings, townhomes, and other commercial and residential 
development. The proposal would not further impair the integrity of setting. 

Materials: The proposed materials for the new construction are discussed in finding #5. Staff is 

recommending some changes to the proposed materials in order to meet the adopted design 

guidelines and thereby to ensure continued integrity of the historic buildings. 

Workmanship: The proposal will not impact the integrity of workmanship.  

Feeling: While the current feeling of the site will be significantly changed as a large surface parking 

lot would be replaced with a six-story building and modern storefronts would be removed, the 

proposal will not impact the integrity of feeling regarding the significance of the property within the 

historic district. By maintaining the two contributing buildings in place and restoring their 

storefronts, the buildings will better communicate their significance as part of the Hennepin and 
Central character area during the period of significance.  

Association: The proposal will not impact the property’s integrity of association. Although the site 

is now commonly associated with Nye’s Polonaise Restaurant & Bar, the historic designation of the 

site is based on the St. Anthony Falls Historic District’s architectural and industrial significance. The 
proposal will not impact the integrity of association with the historic district. 

With the recommended conditions of approval, the proposal will be compatible with and will ensure 
the continued integrity of the property within the St. Anthony Falls Historic District. 

                                                

1 Miller Dunwiddie and MacDonald & Mack, St. Anthony Falls Historic District: Restoration and Preservation Research and 

Planning Study, 1979. 
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4. The alteration will not materially impair the significance and integrity of the landmark, historic district or 

nominated property under interim protection as evidenced by the consistency of alterations with the 

applicable design guidelines adopted by the commission. 

The St. Anthony Falls Historic District Design Guidelines were adopted in 2012. The guidelines provide 

specific requirements for both new construction and alterations of contributing properties, as well 

as general guidance for changes in the historic district. The applicable design guidelines are analyzed 

below: 

GENERAL GUIDELINES 

Streetscape Design  

Requirements  

6.4  New or replacement street furnishings, such as street lights and street furniture, shall be 

compatible with the context of the individual character areas.  

a. In historic residential and commercial areas, contemporary styles, such as metal with a painted 

finish, are appropriate for designs for street furnishings.  

b. Designs that create a false sense of history, such as highly ornate historic styles, are not 

appropriate.  

6.6  Streetscape plantings should be compatible with the context of the individual character 

areas.  

a. In historic industrial areas, street trees should be clustered and have irregular spacing to evoke a 

sense of the volunteer nature of vegetation of these industrial settings.  

b. Boulevard plantings will be considered in historic industrial areas.  

c. In historic commercial and residential areas, traditional regular spacing and placement of trees is 

appropriate.  

d. Boulevard plantings are appropriate in historic commercial and residential areas  

e. Street trees shall not be located directly in front of entrances.  

Staff Comment:  

The proposal does not entirely meet the above applicable guidelines for streetscape design. The 

applicant is proposing to construct bump-outs at the corners of the site and install new street trees 

and bike parking spaces in the public right-of-way. The applicant has not submitted for Preliminary 

Development Review, so the proposed improvements to the public right-of-way have not yet 

undergone any formal review by the Public Works Department. The streetscape proposal will not 

create a false sense of history. The street trees proposed are regularly spaced, but are almost all 

located directly in front of the retail entrances on Hennepin Avenue, which is inconsistent with the 

above guidelines. Therefore, staff recommends a condition of approval that the street trees shall not 

be located directly in front of entrances to comply with Guideline 6.6.e.  

Views  

Requirements  

7.1  Incorporate key view opportunities into a design.  

At the outset of a project, identify views that are most valued, then incorporate them into the design.  

7.2  Minimize the impacts to key views from public ways.  
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a. Locate improvements to maintain key views to the extent feasible. 

 Consider keeping a portion of a new structure low or using a compact footprint to maintain 

views through the site. 

Staff Comment:  

The applicant is proposing to construct a six-story building attached to the remaining historic 

buildings. Existing views of surrounding properties will not be maintained through the site once the 

proposed building is constructed. These views exist because more than half of the site is currently a 

surface parking lot, and to some extent because of the location of the existing one-story structures 

on-site.  

The design guidelines identify a few key view opportunities to consider from within the district; 

none are identified from or to this property. Key views are defined as those that are from the public 

way and look to a built or natural feature that is widely recognized by the public to be of 

importance. Because of the separation between the neighboring buildings and the height of the 

proposed building, partial views will be maintained of the adjacent property, the Our Lady of 

Lourdes church and rectory building, from Hennepin Avenue and Lourdes Place and Hennepin 

Avenue and 2nd Street Southeast. This adequately meets the intent of the above applicable guidelines 

related to views. 

Connectivity  

Requirements  

7.4  Preserve the historic network of streets and alleys.  

a. Streets and alleys that reflect historic development patterns should not be enclosed or closed to 

public access. Adapting them as new ways of circulation is appropriate.  

b. Link walkways and alleys to existing public rights-of-way.  

7.5  Vehicular access to a site shall be obtained using existing alleys.  

a. New curb cuts will be considered. 

Staff Comment:  

The proposal will not alter the underlying historic development patterns. The site does not 

currently have alley access and did not historically have alley access. Vehicular access to the new 

construction would be obtained from curb cuts on Lourdes Place and 2nd Street Southeast. This 

proposal meets these applicable guidelines.  

Building Equipment 

Requirements  

7.6  Minimize the visual impacts of building equipment as seen from the public way.  

a. Do not locate equipment on a primary facade. Primary wall penetrations for HVAC equipment 

are not permitted.  

b. Prioritize use of low-profile or recessed mechanical units on rooftops.  

c. Rooftop equipment on residential and commercial buildings shall be set back from the primary 

building facade by a minimum of one structural bay or 15’ whichever is greater.  
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Staff Comment:  

The proposal does not meet the above applicable requirements for building equipment. The 

applicant is proposing wall penetrations for HVAC equipment along all elevations of the new 

construction. Each unit would utilize these individual HVAC systems, meaning that 71 penetrations 

in the building are necessary. These wall penetrations overwhelm and clutter the façade of the 

proposed new building. The visual impact of these individual HVAC units is significant. Even when 

painted to match the adjacent materials, these wall penetrations are still conspicuous. Staff 

recommends a condition of approval that these penetrations shall not be permitted on elevations 

facing the public street in order to simplify the street-facing facades as intended by the design 

guidelines. Penetrations which are perpendicular to the public street, such as on the inside wall of an 

inset balcony, would be permitted.  

The applicant has indicated that rooftop mechanical equipment atop the 112 East Hennepin building 

would be located 10 feet from the parapet and that rooftop mechanical equipment atop the new 

construction would be set back 15 feet from the building edge. Because the 112 East Hennepin 

building is only 19 feet wide, it would be infeasible to comply with the 15 foot requirement noted in 

Guideline 7.6.c. The applicant’s proposal is sufficient, considering that the building has a tall parapet 

which should adequately screen any mechanical equipment. 

Balconies and Roof Decks  

Requirements  

7.10  On a new building, locate balconies such that the traditional character of the block, as 

perceived at the street level, is maintained.  

a. When a building wall is positioned near the sidewalk edge, locating a balcony at the third floor or 

above is preferred.  

b. Consider providing a balcony that is inset instead of one that projects from the front facade. This 

can reinforce the concept of a simple rectangular form.  

7.11  A new balcony should be simple in design so as not to detract from the historic 

character.  

a. The balcony should appear mostly transparent.  

b. Simple metal work is most appropriate on commercial/ mixed-use buildings.  

c. Simple wood and metal designs are appropriate for single-family residential buildings.  

d. Heavy timber and plastics are inappropriate materials.  

e. Use colors that are compatible with the overall color scheme of the building. In most cases, dark 

metal matte finishes are appropriate.  

7.12  Minimize the visual impact of a roof deck as seen from the street.  

a. On a commercial or industrial building, set any guard rails and other supporting elements back 

one structural bay or 15’, whichever is greater from the facade so they are not visible from the 

sidewalk below.  

Staff Comment:  

Balconies are proposed along Hennepin Avenue which are mostly inset but would project 

approximately 1 foot out from the building wall. Staff recommends a condition of approval that 

these balconies be entirely inset, in order to reinforce the simple rectangular form that is 

characteristic of the historic district and is especially consistent along main commercial streets like 

Hennepin Avenue.  
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Additional balconies are proposed which entirely project from the proposed new building. Some are 

located along the rear of the building facing the adjacent property, some are located on the 

southwest façade of the metal infill building facing Lourdes Place, and some are located on the new 

building facing Hennepin from behind the historic 112 East Hennepin building. The balconies which 

project over the historic 112 East Hennepin building complicate and clutter the building form where 

the new construction meets the historic building. Staff recommends that a condition of approval 

which does not permit projecting balconies over the historic buildings. Entirely inset balconies 

would be permitted in these locations as they would better reinforce the concept of a simple 

rectangular form. 

The applicant is proposing a roof deck that is located on the roof of the “Harness Shop” historic 

building. The roof deck railings would be set back 8 feet from the building wall and would be glass. A 

pergola is also proposed but would be set back 15 feet from the building wall. Also, an additional 

private residential roof deck is proposed at the fourth floor of the metal panel infill building. In order 

to minimize the visual impact of these roof decks, staff recommends a condition of approval that all 

roof deck railings be set back at least 15 feet from the street-facing building edge, in compliance with 

Guideline 7.12.a. 

GENERAL REHABILITATION GUIDELINES 

Adaptive Reuse  

Requirement  

8.1  Seek uses that are compatible with the historic character of a historic building.  

a. The use should not adversely affect the historic integrity of the structure.  

b. The use should not alter significant stylistic and architectural features of the structure.  

c. A use that helps to interpret how the resource was used historically is encouraged. 

Staff Comment:  

The proposed redevelopment will maintain the current and historic uses of the historic buildings, 

with ground floor retail and residential units on the floors above. The proposed three-story addition 

to the back of the “Harness Shop” building would include a club room at the fourth level and two 

additional dwelling units in the two floors above. These proposed uses comply with the applicable 

guidelines for adaptive reuse. 

Architectural Details  

Requirements  

8.2  Preserve significant stylistic and architectural features.  

a. Preserve significant stylistic and architectural features, including storefronts, cornices, moldings, 

porches, brackets, loading docks, canopies, and ornaments, for example. Industrial bridges and 

conveyance systems between buildings are also significant features.  

8.3  Repair deteriorated architectural features.  

a. Patch, piece-in, splice, consolidate or otherwise repair a feature, using accepted preservation 

procedures.  

b. Do not remove or alter architectural details that are in good condition or that can be repaired.  

c. Protect significant features that are adjacent to an area being worked on.  
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8.6  Replace an architectural feature accurately.  

a. The design should be substantiated by physical or pictorial evidence to avoid creating a 

misrepresentation of the building’s history.  

b. Use the same kind of material as the original.  

c. An alternative material will be considered if its size, shape, texture, profile and finish convey the 

visual appearance of the original. These are usually more acceptable in locations that are not 

highly visible from the street or river such as on a secondary facade.  

8.7  When reconstructing a missing element is infeasible, develop a new design that is a 

compatible interpretation.  

a. The new element should be similar to comparable features in general size, shape, texture, 

material and finish. (See page 78 for an illustration of a simplified cornice design as an example.  

8.8  Restore altered or blocked openings on primary facades to their original configuration 

when consistent with the intended use of the structure.  

8.9  Avoid adding details that were not part of the original building.  

a. Do not convey a false history or an inaccurate building style. For example, decorative millwork 

should not be added to a building if it was not an original feature. 

Staff Comment:  

The applicant is proposing to preserve and repair the significant stylistic and architectural features of 

the two historic buildings including the cornices and masonry detailing. No architectural details are 

proposed to be replaced, with the exception of the storefronts and windows which are described in 

their specific sections below. Four blocked window openings on the Lourdes Place façade will be 

restored to their original openings. No photographic evidence exists of the original windows in 

these openings. No conjectural architectural details are proposed to be added to either historic 

building. The proposal meets the above applicable guidelines for architectural details. 

Materials  

Requirements  

8.10  Preserve original building materials.  

a. Do not remove or alter original building materials that are in good condition or that can be 

repaired.  

b. Remove only those materials which are deteriorated beyond repair and must be replaced.  

8.13  Do not use imitation materials as replacements in primary locations.  

a. Primary building materials, such as wood siding and masonry, should not be replaced with 

fabricated materials that are designed to look like wood or masonry siding, such as synthetic vinyl 

or panelized brick.  

b. Alternative materials that convey a character similar to the historic material will be considered in 

some secondary locations when replacement with the original is not feasible. They must have a 

similar finish and be proven durable in similar installations in Minneapolis.  

c. “Green” building materials, such as those made with renewable and local resources, will be 

considered for replacement materials where they will not impact the integrity of a building or its 

key features. 

8.14  Covering original building material with a new one is inappropriate. 
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a. If a property already has a non-historic building material covering the original, it is not 

appropriate to add another layer of new material, which would further obscure the original.  

b. Consider removing later covering materials that have not achieved historic significance. Once the 

non-historic siding is removed, repair the original, underlying material. 

Staff Comment:  

On the street-facing façades of the historic buildings, the applicant is proposing to remove only non-

historic building materials such as the modern storefronts.  

However, the attachment of the new construction and three-story addition on top of the “Harness 

Shop” building will require the removal of the wooden stair and porch at the back of the “Harness 

Shop” building, as well as the rear wall of the “Harness Shop” building at the first floor and 

basement level. It is unknown whether the wooden stairs or porches are original to the building. 

Sanborn maps from the period of significance show that stairs were located here and 1960s photos 

show the stairway in mostly the same configuration but with different railings and posts.  

No imitation materials are proposed. The two historic buildings have non-historic materials (metal 

and thin brick) which are either covering the historic storefronts or have replaced them. If the 

original storefronts remain behind these non-historic materials, the applicant is proposing to restore 

the storefronts.  

Although the proposal does not preserve all original building materials, the applicant has attempted 

to minimize the loss of historic building materials while also allowing for connection of the new 

construction to the historic buildings. While the new construction attaches to the historic buildings, 

these connections are made only to the secondary facades of the buildings. 

Masonry  

Requirements  

8.18  Preserve significant masonry features.  

a. Avoid rebuilding a major portion of an exterior masonry wall or other building component when 

it could be repaired instead.  

b. Preserve significant masonry features, including walls, cornices, pediments, moldings, lintels, steps 

and exposed foundations.  

Staff Comment:  

The proposal preserves the significant masonry features, including decorative brick detailing on the 

street-facing facades of both historic buildings. While the rear and side masonry walls will become 

attached to the new construction and will mostly become no longer visible from the public right-of-

way, the significant masonry front facades with character-defining brick detailing will be retained. 

Where existing signage would be removed, the brick behind would be repaired. The applicant plans 

to clean and tuckpoint the historic masonry only as necessary where evidence of deterioration is 

present. Mortar joints would be duplicated in strength, composition, color, texture, width and joint 

profile to the existing mortar. This meets the above applicable guidelines. 

Storefronts  

Requirements  

8.28  Preserve the decorative and functional features of a storefront system.  
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a. Preserve decorative and functional elements, including, doors, transom windows, display 

windows, moldings, trim, sills and kickplates.  

8.29  Restore an altered storefront to its original design. 

a. Use historic photographs when determining the original character of a storefront design unless 

the current storefront has gained significance of its own.  

8.30  Alternative designs that are contemporary interpretations of traditional storefronts will 

be considered where the historic one is missing.  

a. The new design should continue to convey the character of typical storefronts. The storefront 

system should be in proportion to the building.  

b. When the original design is not available through historic plans or photos for the replacement of 

a storefront, a contemporary profile will be considered, but existing original storefronts in the 

district should be used as a reference for materials, scale, size of members and proportion.  

8.31  Retain the bulkhead as a decorative panel.  

a. The bulkhead, located below the display window, provides interesting detail and should be 

preserved.  

b. If the original bulkhead is covered with another material, consider exposing the original design. 

8.32  If the original bulkhead is missing, develop a sympathetic replacement design.  

a. Wood is an appropriate material for a replacement on most styles; however, alternative 

materials may also be considered when appropriately used with the building style. 

Staff Comment:  

The applicant is uncertain as to whether the original storefront material remains on the “Harness 

Shop” building. It is anticipated that historic material does not likely exist. The original storefront is 

believed to have been removed from the 112 East Hennepin building, though the original cast iron 

column at the corner is still extant. The applicant plans to preserve the cast iron column, restore 

the corner entry, and construct a contemporary interpretation of traditional storefront windows 

with a transom, display window, and kickplate (bulkhead). No historic photos could be found to 

determine the original appearance of either storefront.  Since the proposal depends upon further 

investigative and deconstruction work taking place, staff recommends a condition of approval that 

the applicant work with staff for approval of the design of the storefront. If no historic materials 

remain, the new storefront should be adequately differentiated as non-historic but incorporate a 

transom, display window, and kickplate. If historic material does remain, it shall be restored as 

feasible. With this condition, the proposal will meet the above applicable guidelines for storefronts. 

Windows  

Requirements  

8.34 Preserve the functional and decorative features of a historic window.  

a. Original and historically significant windows should be preserved.  

b. All decorative trim around a window should be retained, including lintels, pediments, moldings 

and hoods. 

8.35  Preserve the position, number and arrangement of historic windows in a primary 

building wall.  

a. On a primary facade, enclosing a historic window opening is inappropriate, as is adding a new 

window opening.  
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b. A window on a primary facade should not be removed or blocked to install an air conditioner, 

mechanical equipment, louvers, or for any other reason.  

c. Installing a new window or changing the size of an existing window opening on a primary facade 

is not allowed, unless it is to restore a historic window opening and evidence is provided to 

support its location and size.  

d. More flexibility in altering a window will be considered on a secondary wall in a location that is 

not key to the significance of the property.  

Staff Comment:  

The windows on the upper stories of the two historic buildings are one-over-one double-hung 

windows with metal storm windows. Though a full window survey has not been completed, the 

windows are known to be a combination of both replacement metal windows and some original 

wood windows. These windows are proposed to remain and will either be repaired or replaced 

with new wood-clad aluminum windows. All metal storm windows are proposed to be replaced 

with wood storm windows. All decorative trim that remains would be retained. Staff recommends a 

condition of approval that the applicant work with staff to identify all windows that need 

replacement, and staff shall approve the design of any replacement windows. Replacement windows 

must be compatible in material, type, style, operation, sashes, size of lights and number of panes of 

the existing windows in that location. 

The position, number, and arrangement of the windows in the primary building walls of the buildings 

would be preserved. The second and third story window openings in the rear façade of the 

“Harness Shop” building would remain once connected to the new construction but may not be 

filled with glass. The windows on the northeast façade of the “Harness Shop” building and a single 

window on the rear of the 112 East Hennepin building would be infilled where they attach to the 

proposed new construction in order to provide fire separation. Though the northeast façade of the 

“Harness Shop” building is currently very visible because of the adjacent one-story building and 

surface parking lot, this would not be considered a primary façade. Because these secondary walls 

are not key to the significance of the property, staff finds that infilling these windows which will be 

attached to the proposed new construction meets the guidelines.  

Cornices  

Requirements  

8.39  Preserve an original cornice.  

a. Most historic commercial buildings have cornices to cap their facades and these are important 

features that should be preserved.  

Staff Comment:  

With one exception, the proposal preserves the original cornices on both historic buildings. A small 

1-2 foot portion of the cornice on the 112 East Hennepin building which wraps around the 

southwest corner of the building would need to be removed where the historic building would 

connect to the new construction. This removal would be minimal and would allow for the new 

construction to align with the location of the historic building wall. The remainder of the cornice 

would be repaired and repainted. The applicant also plans to install exterior lighting to highlight the 

cornice feature on the 112 East Hennepin building. Staff finds that this meets the applicable 

guidelines for cornices.  
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Parapets  

Requirements  

8.42  A parapet wall should not be altered on a highly visible facade.  

a. The profile of the parapet is often important to the style of the building, and should be preserved 

in its historic configuration.  

b. The height of a parapet wall contributes to the scale of the building and the function of a roof, 

and should not be altered.  

a. Inspect parapets on a regular basis. They are exposed to the weather more than other 

parts of the building, so watch for deterioration such as missing mortar or excessive 

moisture retention.  

c. Historic parapet caps, such as metal, stone, and terra cotta should be retained. 

Staff Comment:   

The parapets on the two historic buildings are significant design features on the street-facing facades. 

The parapet wall heights on the street-facing façades will not be altered. On the “Harness Shop” 

building, the parapet at the back 30 feet of the building would not be preserved due to the proposed 

three-story addition which would integrate into the new construction. The existing parapet at the 

back of the building steps down and is only approximately one foot in height and is not a key 

defining characteristic of the building. This proposal meets the intent of the above applicable 

guidelines while also allowing for the attachment of the new construction to the existing buildings. 

Roofs  

Requirements  

8.43  Preserve the original roof form of a historic structure.  

a. Avoid altering the angle of a historic roof.  

b. Maintain the perceived line and orientation of a roof as it is seen from the street.  

c. Retain the original parapet walls and copings.  

8.45  Preserve original roof materials.  

a. Avoid removing historic roofing material that is in good condition.  

b. Preserve decorative and functional elements, including crests, towers, gutters and chimneys, for 

example.  

c. Retain and repair roof detailing, including gutters and downspouts. 

Staff Comment:  

The roof structures and decking of both historic buildings would be replaced with a new flat roof. 

The applicant has indicated that this is necessary in order to accommodate the snow loads of the 

proposed adjacent structures and to accommodate mechanical equipment and the proposed roof 

decks, as well as to repair water damage. With the exception of the three-story addition to the rear 

of the “Harness Shop” building, the perceived line and orientation of the historic roofs will be 

maintained, as well as the majority of the original parapet walls as noted above. A brick chimney on 

the 112 East Hennepin building that is visible on Lourdes Place would be retained in place. The 

chimney on the “Harness Shop” building would not be retained as it would be obscured by the six-

story portion of the infill building. Some additional metal chimneys and gutters would need to be 

removed but are not historic features of the buildings. Overall, the original roof form will be 
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retained though the materials would be replaced in kind and some features lost where the historic 

buildings would connect to the new construction. Staff finds that this adequately meets the intent of 

the above design guidelines while also allowing for the attachment of the new construction to the 

existing buildings. 

Additions to Buildings  

Requirements  

8.53  An addition to the front of a building or a character-defining facade is inappropriate.  

8.54  Design an addition to appear subordinate to the historic structure.  

a. An addition should also relate to the building in mass, scale, character and form.  

b. The roof form should be compatible as well.  

8.55  An addition should not damage or obscure significant stylistic, functional and 

architectural features.  

a. Preserve significant stylistic, functional, and architectural features, including storefronts, windows, 

doors, cornices, moldings, porches, brackets, loading docks, canopies, and ornaments.  

b. Greater flexibility on secondary facades will be considered. 

8.56  An addition to the roof of a building will be considered if it does the following:  

a. It is set back from primary and secondary character defining walls.  

b. The maximum height of an addition should not exceed 14 feet as measured from the structural 

roof deck to the existing building.  

c. It preserves the perception of the historic scale of the building.  

d. It is not visible from the street as evidenced by a site line study.  

e. Its design does not detract attention from the historic facade.  

f. The addition is distinguishable as new and is compatible in material and shape.  

g. The existing structural supports can support the proposed addition; a green roof will be 

considered, for example.  

Staff Comment:  

The three-story rooftop addition at the rear of the “Harness Shop” building which connects to the 

adjacent six-story construction does not meet the guidelines for additions. While it is only at the 

rear of the structure and is set back 50-55 feet from the street, the addition would exceed 14 feet 

in height and would be visible from the street. However, with the construction of the six-story 

building around this portion of the “Harness Shop” building, the only way to view the original back 

30 feet of the “Harness Shop” building would be from above. Internally, the full length of the building 

would be retained, with the exception of the removal of the rear wall at the basement and first 

levels. This addition simplifies the overall mass of the new construction. The flat roof form of the 

proposed new addition is compatible with the flat roofs of the historic buildings. Considering the 

fact that this addition will essentially be viewed as part of the new construction module, but the 

internal length of the “Harness Shop” building would be preserved, staff recommends approval of 

this feature although it is not wholly consistent with the stated guidelines. 
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NEW INFILL BUILDING GUIDELINES 

Building Placement and Orientation  

Requirements  

9.1  Maintain the alignment of building fronts along the street.  

a. Locate a new building to reflect established setback patterns along the block. For example, if 

existing buildings are positioned at the sidewalk edge, creating a uniform street wall, then a new 

building should conform to this alignment. However, alternative placements are encouraged for 

upper floors when the building is required to be set back from the sidewalk edge. (See Building 

Mass and Height requirements also.)  

9.3 Maintain the traditional orientation pattern of buildings facing the street.  

a. Locate the primary entrance to face the street and design it to be clearly identifiable. 

Staff Comment:  

The majority of the new construction will be placed at the property lines along the streets. The 

metal panel infill portion of the new building, which is located between the two historic buildings, 

would be setback slightly by about 1.5 feet; this will allow for the retention of the wrapped cornice 

on the 112 East Hennepin building and provide some relief and differentiation from the historic 

buildings. This will still generally conform to the alignment of the historic buildings. The primary 

entrances face the streets and are designed to be clearly identifiable. This proposal meets the above 

applicable guidelines. 

Architectural Character and Detail  

Requirements  

9.4  Design a new building to reflect its time while respecting key features of its context.  

a. In those character areas with a high concentration of historic structures, relating to the context 

is especially important. In other areas where new construction is more predominant, respecting 

broader traditional development patterns that shaped the area historically is important.  

b. See the individual character areas for more guidance.  

9.5  A contemporary interpretation of traditional designs is appropriate.  

a. The design should be compatible with the relevant character area.  

b. Contemporary interpretations of architectural details are appropriate.  

c. Incorporate contemporary details to create interest while expressing a new, compatible design.  

d. Use designs for window moldings and door surrounds to provide visual interest while helping to 

convey that a building is new.  

9.6  An interpretation of a historic style that is authentic to the district will be considered if 

it is subtly distinguishable as being new.  

a. Avoid an exact imitation of a historic style that would blur the distinction between old and new 

buildings and make it more difficult to understand the architectural evolution of the district. 

9.7  Incorporate traditional facade articulation techniques in a new design.  

a. Use these methods:  

a. A tall first floor  
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b. Vertically proportioned upper story windows  

c. Window sills and frames that provide detail  

d. Horizontal expression elements, such as canopies, moldings and cornices  

e. Vertical expression features, such as columns and pilasters  

f. A similar ratio of solid wall to window area 

Staff Comment:  

Overall, the design of the new construction is compatible with the relevant character area. It is a 

mostly simple rectangular form built to the street-facing property lines which does not attempt to 

mimic architectural styles in the district. Traditional façade articulations have been utilized. The new 

construction meets the above applicable guidelines. See further analysis regarding the context in the 

Hennepin and Central character area analysis below.   

Building Mass, Scale and Height  

Requirements  

9.8  Maintain the traditional size of buildings as perceived at the street level.  

a. The height of a new building should be within the height range established in the context, 

especially at the street frontage.  

b. Floor-to-floor heights should appear similar to those of traditional buildings.  

9.9  The overall height of a new building shall be compatible with the character area.  

a. A building height that exceeds the height range established in the context will be considered 

when:  

• It is demonstrated that the additional height will be compatible with adjacent properties, within 

the character area as a whole, and for the historic district at large.  

• Taller portions are set back significantly from the street.  

• Access to light and air of surrounding properties is respected.  

• Key views are maintained. (See page 51 for more information on key views.)  

9.10  Position taller portions of a structure away from neighboring buildings of lower scale.  

a. Locate the taller portion of a new structure to minimize looming effects and shading of lower 

scaled neighbors, especially when adjacent to smaller historic structures.  

b. Taller portions of a building should be compatible and not loom over adjacent buildings at any 

time. 

9.11  Provide variation in building height in a large development.  

a. In order to reduce the perceived mass of a larger building, divide it into subordinate modules 

that reflect traditional building sizes in the context. Too much variation in building height is 

inappropriate.  

b. Vary the height of building modules in a large structure, and include portions that are similar in 

height to historic structures in the context. However, avoid excessive modulation of a building 

mass, when that would be out of character with simpler historic building forms in the area. Too 

much variation in building massing is inappropriate.  

9.12  Maintain the scale of traditional building widths in the context.  
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a. Design a new building to reflect the established range of the traditional building widths in the 

character area.  

b. Where a building must exceed this width, use changes in design features so the building reads as 

separate building modules reflecting traditional building widths and massing. Changes in the 

expression and details of materials, changes in window design, facade height or materials are 

examples of techniques that should be considered.  

c. Where these articulation techniques are used, they shall be expressed consistently throughout 

the structure, such that the composition appears as several building modules. Attention to the 

designs of transitions between modules is important. Too much variation, which results in an 

overly busy design, is inappropriate. 

9.14  A new commercial or mixed-use building should incorporate a base, middle and cap.  

a. Traditionally, buildings were composed of these three basic elements. Interpreting this tradition 

in new buildings will help reinforce the visual continuity of the area. 

9.15  Establish a sense of human scale in the building design.  

a. Use vertical and horizontal articulation techniques to reduce the apparent mass of a larger 

building and to create visual interest.  

b. Express the position of each floor in the external skin of a building to establish a scale similar to 

historic buildings in the district.  

c. Use materials that convey scale in their proportion, detail and form.  

d. Generally, the facade in most contexts should appear as a relatively flat surface, with any 

projecting or recessed “articulations” appearing to be subordinate to the dominant form. 

Exceptions are in lower scale single-family settings.  

e. Design architectural details and other features to be in scale with the building. Using windows, 

doors, storefronts (in commercial buildings) and porches (in lower scale residential buildings) 

that are similar in scale to those seen traditionally is appropriate. 

Staff Comment:  

The proposed new construction is primarily six stories in height with a portion of the new infill 

building stepped down to four stories along Hennepin Avenue. The floor-to-floor heights are similar 

to those of traditional buildings. As noted in the Hennepin and Central character area analysis 

below, the height range of the remaining historic buildings in the character area ranges from the 

two-story livery stable to the five-story Kronick warehouse (the Riverplace office building). Non-

historic and noncontributing buildings in the area range from two-and-a-half story townhomes to 

twenty-seven story high-rise buildings. Because of a significant grade change, the peak of the roof of 

the adjacent Our Land of Lourdes church would sit approximately four feet higher than the top of 

the nearest portion of the proposed new building. The steeple of the church will remain visible from 

many vantage points in the area.  

The configuration of the four to six story infill portion located between the two historic building 

helps to prevent the new construction from appearing to loom over the historic buildings. (See 

further analysis of mass and height in the character area section below.) Taking into account the 

remaining historic buildings and the new construction, there is variation in the building height in this 

proposed redevelopment.  This helps to reduce the perceived mass of the new building. The building 

is not overly modulated. The new building exceeds traditional building widths, but the applicant has 

proposed essentially three modules of the new building, including the metal panel infill building, the 

lighter brick portion along Lourdes Place, and the darker brick and light metal portion along 2nd 

Street Southeast and Hennepin Avenue. The new construction incorporates a base, middle, and cap. 
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See further analysis of the proposed materials below. Overall, the proposal is consistent with the 

above applicable guidelines for building mass, scale and height. 

Building and Roof Form 

9.16  Use simple, rectangular roof forms in commercial, warehouse and industrial contexts.  

a. Flat roofs are appropriate on the majority of the buildings in the district.  

Staff Comment:  

The proposed new construction would use a simple, rectangular flat roof form, which meets these 

guidelines. 

Primary Entrances  

9.18  Locate a primary building entrance to face the street.  

a. Position a primary entrance to be at the street level in an urban setting.  

b. Recessed entries are encouraged to avoid door swing conflicts with the sidewalk and to provide 

shelter.  

9.19  Design a building entrance to appear similar in character to those used traditionally.  

a. Clearly define the primary entrance.  

b. Use a contemporary interpretation of a traditional building entry, which is similar in scale and 

overall character to those seen historically. 

Staff Comment:  

The primary building entrances in the new construction portion would face the street. Recessed 

entries are proposed. The entrances would be a contemporary interpretation of a traditional 

building entry which is similar in scale and character to those seen historically. This meets the above 

guidelines. 

Materials  

9.20  Building materials shall be similar in scale, color, texture and finish to those seen 

historically in the context.  

a. Masonry (i.e., brick and stone) that has a modular dimension similar to those used traditionally is 

appropriate.  

b. A facade that faces a public street should have one principal material, excluding door and window 

openings, and may have one to two additional materials for trim and details. Permitted materials 

include, but are not limited to, brick, stone, terracotta, painted metal, exposed metal, poured 

concrete and precast concrete.  

c. The material also should be appropriate to the context. 

9.21  Contemporary materials that are similar in character to traditional ones will be 

considered.  

a. Generally, one primary material should be used for a building with one or two accent materials. 

Accent materials should be used with restraint.  

b. A second material may be used on side or rear walls in a context in which such a tradition is 

demonstrated historically. It is inappropriate in the Water Power Area.  

c. A glass curtain wall will be considered as a principal material.  
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d. Contemporary, alternative materials should appear similar in scale, durability and proportion to 

those used traditionally.  

e. Cementious-fiber board, with exemplary detailing, will be considered in lower scaled residential 

settings. Other imitation or synthetic siding materials, such as plastic, aluminum or vinyl, are 

inappropriate in the lower scale residential contexts. 

9.22  Use high quality, durable materials.  

a. Materials should be proven to be durable in the local Minneapolis climate.  

b. The material should maintain an intended finish over time, or acquire a patina, which is 

understood to be a likely outcome.  

c. Materials at the ground level should withstand ongoing contact with the public, sustaining impacts 

without compromising the appearance. 

Staff Comment:  

The applicant has proposed essentially three modules of the new building, including the metal panel 

infill building, the lighter brick portion along Lourdes Place, and the darker brick and light metal 

portion along 2nd Street Southeast and Hennepin Avenue. Some of the plans note the lighter color 

material to be “metal panel or fiber cement panel.”  

The design guidelines limit the use of fiber cement to that with “exemplary detailing,” and only in 

lower-scaled residential settings. Fiber cement panel is not appropriate for this proposal as this is 

not a lower-scaled residential setting. Staff recommends a condition of approval that no fiber cement 

panel be utilized. Metal panel is appropriate in this setting.  

Although the two brick colors would be considered two separate primary materials, the change in 

brick color allows the building to read better as two separate modules along Lourdes Place and 2nd 

Street Southeast. For this reason, staff recommends allowing two different brick colors. Similarly, 

the use of metal panel for the infill structure allows for this portion of the new construction to read 

as a third module. 

Burnished block is proposed for the first floor facing the adjacent church property. This reads as a 

long blank wall and introduces a new material that is very different in appearance from the rest of 

the building. The burnished block does not act as an accent material but rather a separate primary 

material along the first floor. Landscaping could soften this blank wall as is shown in the perspective 

renderings; however, as this wall is almost directly on the property line, any landscaped screening of 

this blank wall (with the exception of vines or similar landscaping features) would likely have to be 

planted on the adjacent property. In order to have consistent materials on all elevations of the 

building, staff recommends a condition of approval that this floor be clad in brick as well. In order to 

mitigate the long blank wall, staff would encourage that the applicant incorporate inset brick in the 

portions of the elevation aligning with the windows above. This would also be an issue that would 

have to be addressed for land use applications. 

Staff does not find the contrasting light sixth-story metal or fiber cement panel on the Hennepin 

Avenue and 2nd Street Southeast module of the building to be in compliance with the design 

guidelines. As noted above, this should be required to be metal panel, not fiber cement panel, due to 

the site’s location. Historically, the top story of a building would not be an entirely different material 

than the lower floors. This is incompatible with the historic character in the area. Staff recommends 

a condition of approval that the proposed material for the sixth floor of this module is not approved 

and that a darker metal panel must be utilized which does not contrast with the brick color and is 

less conspicuous, or that the same brick shall also clad the sixth floor. 

  



Department of Community Planning and Economic Development 

BZH-28900 

 

 

 
26 

Windows  

9.23  The use of a contemporary storefront design is encouraged in commercial settings.  

a. Design a building to incorporate ground floor storefronts in commercial settings, whenever 

possible.  

b. Incorporate the basic design features found in traditional storefronts, such as a kickplate, display 

window, transom and a primary entrance. 

c. In storefront details, use elements similar in profile and depth of detailing seen historically.  

d. Where a storefront is not feasible, incorporate a high level of transparency in ground floor office, 

lobby or residential uses while providing sufficient privacy for occupants. 

9.24  Arrange windows to reflect the traditional rhythm and general alignment of windows in 

the area.  

a. Use appropriate window rhythms and alignments, such as:  

a. Vertically proportioned, single or sets of windows, “punched” into a more solid wall 

surface, and evenly spaced along upper floors  

b. Window sills or headers that align  

c. Rows of windows or storefront systems of similar dimensions, aligned horizontally along 

a wall surface  

b. Creative interpretations of traditional window arrangement will be considered. 

9.25  Use durable window materials. 

a. Appropriate window materials include metal and wood frame.  

b. Inappropriate window materials include plastic snap-in muntins and synthetic vinyl. 

Staff Comment:  

The ground level storefront of the new construction would have an aluminum storefront that 

incorporates the basic design features of a traditional storefront, including large display windows and 

transoms. The windows would have clear glass and non-operable transoms. Rather than an 

aluminum kickplate, the proposal includes an architectural cast stone base at the storefronts. The 

upper stories would have modern fiberglass windows, which are durable. They would have 

appropriate rhythms and alignments. The proposal meets the applicable guidelines. 

CHARACTER AREAS 

J. Hennepin and Central District 

Intent 

Retain the feeling created along Hennepin Avenue by the historic storefront buildings and minimize impacts on 

other adjacent historic resources while allowing for high-quality contemporary design in new infill buildings. 

Consider individual design characteristics of historic resources within the area rather than the general historic 

character. New buildings that exceed the height of the traditional commercial building heights need to 

consider the character of the adjacent buildings on the block face and the entire character area. 

Enhancements to the landscape, streetscape and open space are encouraged. Landscapes should reinforce the 

quality of the public realm. Guidance offered in Chapter 6 for landscapes, streetscapes, and open spaces in 

historic commercial areas should be applied. 
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Site and Landscape Guidelines 

Requirement 

10.56  Encourage enhancements to the public realm with streetscape improvements. 

a. Landscaping, trees and street furniture are appropriate improvements. 

Staff Comment:  

The applicant is proposing enhancements to the public realm, including slightly wider sidewalks, 

bump-outs at the corners, and street trees. These public realm improvements are subject to further 

review by the Public Works Department. The proposal meets the applicable guidelines.  

Building Design 

Requirement 

10.57  Orient buildings to follow the historic orientation patterns. 

a. Buildings along Hennepin Avenue should be oriented toward Hennepin Avenue. 

10.58  The maximum building height should not exceed four stories. 

a. Low-rise and very low-rise building heights are most appropriate (see page 103 for building 

height classifications). 

a. Additional stories, up to ten, may be allowed if stepped back from the street wall in a 

way that does not detract from the historic development patterns. See Guideline 9.9 for 

more details. 

10.59  The facade of an infill building along Hennepin Avenue should reflect the established 

range of the historic building width.  

a. A block-long facade building mass is inappropriate. 

Staff Comment:  

The new construction is oriented toward Hennepin Avenue, with three new retail entrances in 

addition to two proposed retail entrances in the historic buildings. The residential entry would be 

located on 2nd Street Southeast.  

Although Guideline 10.58 limits the height in the character area to four stories, the additional 

information in the guideline states that low-rise and very low-rise buildings are most appropriate, 

which are defined as between one and six stories in height. The guidelines also note that additional 

stories, up to ten, may be allowed if stepped back from the street wall. The proposed six-story 

building would qualify as a “low-rise” building which is most appropriate in the character area. 

Portions of the new construction would be only four stories and the historic buildings are two and 

three stories in height. The metal panel infill portion reflects the established range of historic 

building width. The balcony sections of the new construction along Hennepin Avenue help to break 

up the façade of the building into multiple sections. The building does not read as a block-long 

building façade. Overall, the proposal meets the building design guidelines for the Hennepin and 

Central character area. 

With the recommended conditions of approval, the proposed new construction and alterations to 

the historic buildings will not materially impair the significance and integrity of the property as 

evidenced by the consistency of alterations with the St. Anthony Falls Historic District Design Guidelines, 

as analyzed above. 
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5. The alteration will not materially impair the significance and integrity of the landmark, historic district or 

nominated property under interim protection as evidenced by the consistency of alterations with the 

recommendations contained in The Secretary of the Interior's Standards for the Treatment of Historic 

Properties. 

The following standards for rehabilitation are most applicable to this proposal: 

 The historic character of a property shall be retained and preserved. The removal of historic 

materials or alteration of features and spaces that characterize a property shall be avoided. 

 Each property shall be recognized as a physical record of its time, place, and use. Changes that 

create a false sense of historical development, such as adding conjectural features or 

architectural elements from other buildings, shall not be undertaken. 

 Most properties change over time; those changes that have acquired historic significance in 

their own right shall be retained and preserved. 

 Distinctive features, finishes, and construction techniques or examples of craftsmanship that 

characterize a historic property shall be preserved. 

 Deteriorated historic features shall be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature shall match the old 

in design, color, texture, and other visual qualities and, where possible, materials. Replacement 

of missing features shall be substantiated by documentary, physical, or pictorial evidence. 

 New additions, exterior alterations, or related new construction shall not destroy historic 

materials that characterize the property. The new work shall be differentiated from the old 

and shall be compatible with the massing, size, scale, and architectural features to protect the 

historic integrity of the property and its environment. 

 New additions and adjacent or related new construction shall be undertaken in such a manner 

that if removed in the future, the essential form and integrity of the historic property and its 

environment would be unimpaired. 

Overall, the historic character of the property will be retained and preserved. The connection of the 

new construction will enclose the secondary elevations of the historic buildings and cause some loss 

of historic materials. However, the connection to the new construction is made on secondary 

elevations, which are not character-defining facades of either building. The buildings will continue to 

be recognized as a physical record of their original construction and use. The proposed changes will 

not create a false sense of historic development as conjectural features or elements will not be 

added.  

Although the modern storefronts are associated with the current use of the property, Nye’s 

Polonaise Restaurant & Bar, staff finds that the modern storefronts have not acquired historic 

significance in their own right. Removal of the unsympathetic storefront alterations to the historic 

buildings will allow the storefront to return more towards what would have existed during the 

period of significance. Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a historic property will be preserved. Historic features, such as the 

cornice and cast iron column, will be repaired rather than replaced.  

The new construction will connect to the side and rear walls of the historic buildings and will 

therefore enclose those walls. The rear wall of the basement and first floor of the “Harness Shop” 

building will be removed in order to accommodate the connection of the new construction with the 

historic buildings. While the loss of historic materials is discouraged, these are not features that 

characterize the property. The Hennepin Avenue and Lourdes Place facades are the character-

defining facades of the buildings. These facades will be preserved and rehabilitated.  

The new work will be differentiated from the old and will be compatible with the massing, size, 

scale, and architectural features of the historic buildings as analyzed in detail in finding #4 above. If 
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the new construction were to be removed, the exterior walls would likely be impacted. However, 

the essential form and integrity of the historic buildings, particularly their street-facing facades, 

would remain unimpaired.  

Staff also consulted the National Park Service’s Preservation Brief 14: New Exterior Additions to Historic 

Buildings: Preservation Concerns. The proposal is generally consistent with the recommendations 

specifically in the “New Additions in Densely-Built Environments” section of that document, in that 

the new construction is treated as a separate or infill building. The height and setback from the 

street is generally consistent with those of the historic buildings.  

With the recommended conditions of approval, the alterations to the historic buildings and the new 

construction will not materially impair the significance and integrity of the property within the St. 

Anthony Falls Historic District, as evidenced by the general consistency of alterations with the 

recommendations in the Secretary of the Interior’s Standards for the Treatment of Historic Properties. 

6. The certificate of appropriateness conforms to all applicable regulations of this preservation ordinance and is 

consistent with the applicable policies of the comprehensive plan and applicable preservation policies in small 

area plans adopted by the city council. 

The following policies of the Minneapolis Plan for Sustainable Growth are most applicable to the 

proposal: 

Heritage Preservation Policy 8.1: Preserve, maintain, and designate districts, 

landmarks, and historic resources which serve as reminders of the city's architecture, 

history, and culture. 

8.1.1  Protect historic resources from modifications that are not sensitive to their historic 

significance. 

8.1.2  Require new construction in historic districts to be compatible with the historic 

fabric. 

8.1.3 Encourage new developments to retain historic resources, including landscapes, 

incorporating them into new development rather than removal. 

Heritage Preservation Policy 8.10: Promote the benefits of preservation as an 

economic development tool and a method to achieve greater environmental 

sustainability and city vitality. 

8.10.5  Prioritize the reuse of the city’s historic buildings as a strategy for sustainable 

development. 

The Nicollet Island – East Bank Small Area Plan was adopted by the City Council in 2014. The small 

area plan envisions several new high-density residential developments with ground floor commercial 

uses in the neighborhood. The plan notes that additional height and bulk would be supported by the 

neighborhood association for buildings with exceptional streetscapes and site design. The plan also 

states that the design of new buildings should consider and respect surrounding historic buildings, 

and notes that the adopted district design guidelines apply to development in the historic district. 

The proposal conforms to the applicable regulations of the preservation ordinance, is consistent 

with the applicable policies of the comprehensive plan, and the applicable preservation policies in the 

adopted small area plan. 

7. Destruction of any property.  Before approving a certificate of appropriateness that involves the destruction, 

in whole or in part, of any landmark, property in an historic district or nominated property under interim 

protection, the commission shall make findings that the destruction is necessary to correct an unsafe or 

http://www.nps.gov/tps/how-to-preserve/briefs/14-exterior-additions.htm
http://www.nps.gov/tps/how-to-preserve/briefs/14-exterior-additions.htm
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-115553.pdfhttp:/www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-115553.pdf
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dangerous condition on the property, or that there are no reasonable alternatives to the destruction. In 

determining whether reasonable alternatives exist, the commission shall consider, but not be limited to, the 

significance of the property, the integrity of the property and the economic value or usefulness of the existing 

structure, including its current use, costs of renovation and feasible alternative uses. The commission may 

delay a final decision for a reasonable period of time to allow parties interested in preserving the property a 

reasonable opportunity to act to protect it. 

Destruction is defined in the preservation ordinance as the removal, damage or enclosure of 

architectural, mechanical or landscape features, including, but not limited to, the removal of the 

primary façade(s), character defining façade(s), or the removal of the roof of the structure for the 

purpose of raising the overall height of the building or roof, that may have an adverse effect on the 

historical integrity and significance of a property. Some portions of the proposal would constitute 

destruction, as the rear and side walls would be attached or essentially enclosed by the new 

construction and some features of these rear and side walls would be lost. For example, the 

connection of the new construction to the historic buildings necessitates the removal of the rear 

wall on the basement and first floor levels of the “Harness Shop” building. Also, the three-story 

addition on the rooftop of the “Harness Shop” would necessitate the removal of portions of the 

parapet and the roofs of both historic buildings are proposed to be reconstructed. 

The applicant does not contend that the destruction proposed is required to correct an unsafe or 

dangerous condition on the property. The applicant indicates that due to the small footprint of the 

site, connection of the new construction to the historic buildings is necessary in order to render a 

redevelopment project on the site economically feasible. Staff finds that there are no reasonable 

alternatives to the destruction that would be incurred due to the connection of the new 

construction to the side and rear walls of the historic buildings. The connection will take place only 

at secondary facades of the historic buildings. The character-defining street-facing facades are 

proposed to be preserved and restored, which will further support the continued integrity and 

significance of the historic buildings. 

Before approving a Certificate of Appropriateness, and based upon the evidence presented in each 

application submitted, the Commission shall make findings that alterations are proposed in a manner 

that demonstrates that the Applicant has made adequate consideration of the following documents and 

regulations: 

8. The description and statement of significance in the original nomination upon which designation of the 

landmark or historic district was based. 

The applicant has demonstrated adequate consideration for the description and statement of 

significance in the original nomination upon which the St. Anthony Falls Historic District was based. 

9. Where applicable, adequate consideration of Title 20 of the Minneapolis Code of Ordinances, Zoning Code, 

Chapter 530, Site Plan Review. 

The proposed project will require additional land use applications, including an application for Site 

Plan Review. As noted above in finding #4, thus far, alternative compliance has been identified to 

allow blank walls in excess of 25 feet at the first level of the rear side of the building facing the 

adjacent property. A full site plan review analysis will be done upon submittal of that application. 

10. The typology of treatments delineated in the Secretary of the Interior's Standards for the Treatment of 

Historic Properties and the associated guidelines for preserving, rehabilitating, reconstructing, and restoring 

historic buildings. 

The applicant has demonstrated adequate consideration for the typology of treatments delineated in 

the Secretary of the Interior’s Standards for the Treatment of Historic Properties. Evidence presented in 
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the application submitted show that the applicant has also consulted the National Park Service’s 

Preservation Brief 14: New Exterior Additions to Historic Buildings: Preservation Concerns. The proposal is 

consistent with the recommendations specifically in the “New Additions in Densely-Built 

Environments” section of that document.  For further analysis, see finding #5 above.  

Before approving a Certificate of Appropriateness that involves alterations to a property within an 

historic district, the Commission shall make findings based upon, but not limited to, the following: 

11. The alteration is compatible with and will ensure continued significance and integrity of all contributing 

properties in the historic district based on the period of significance for which the district was designated. 

With the recommended conditions of approval, the proposed new construction and alterations to 

the remaining historic buildings would be compatible with and will ensure continued significance and 

integrity of all contributing properties in the St. Anthony Falls Historic District based on the 

identified period of significance of 1848-1941. See findings #1-4 above for more detailed analysis. 

The adjacent property on the block include a church and rectory building that were both identified 

as contributing resources in the district designation study. Construction of the proposed building 

will be subject to all applicable building code regulations in regards to any potential impact to 

neighboring structures.  

12. Granting the certificate of appropriateness will be in keeping with the spirit and intent of the ordinance and 

will not negatively alter the essential character of the historic district. 

The proposal will not negatively alter the essential character of the historic district. This area of the 

St. Anthony Falls Historic District is now a disparate collection of remaining historic buildings 

interspersed with more recent high-rise residential buildings, townhomes, and other commercial and 

residential development. The area was once the principal business center for the east side. The 

collection of remaining historic buildings reflects the early development patterns of the area and 

commercial importance of the area. The proposal will retain the two contributing buildings in their 

historic location. Granting the certificate of appropriateness will be in keeping with the spirit and 

intent of the ordinance and will not negatively alter the essential character of the historic district.  

13. The certificate of appropriateness will not be injurious to the significance and integrity of other resources in 

the historic district and will not impede the normal and orderly preservation of surrounding resources as 

allowed by regulations in the preservation ordinance.   

Construction of the proposed building will be subject to all applicable building code regulations in 

regards to any potential impact to neighboring structures. The significance and integrity of other 

resources in the district will not be negatively impacted by the certificate of appropriateness. These 

alterations will not impede the normal and orderly preservation of surrounding resources as 

allowed by regulations in the preservation ordinance.  

  

http://www.nps.gov/tps/how-to-preserve/briefs/14-exterior-additions.htm
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RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Heritage 

Preservation Commission adopt staff findings for the applications by Schafer Richardson for the property 
located at 112 East Hennepin Avenue in the St. Anthony Falls Historic District: 

A. Certificate of Appropriateness. 

Recommended motion: Approve the certificate of appropriateness to allow the demolition of 

120 East Hennepin and the one-story addition between 112 East Hennepin and 116 East 

Hennepin, subject to the following conditions: 

1. By ordinance, approvals are valid for a period of two years from the date of the decision 

unless required permits are obtained and the action approved is substantially begun and 

proceeds in a continuous basis toward completion.  Upon written request and for good 

cause, the planning director may grant up to a one year extension if the request is made in 

writing no later than December 1, 2017. 

2. By ordinance, all approvals granted in this certificate of appropriateness shall remain in effect 

as long as all of the conditions and guarantees of such approvals are observed.  Failure to 

comply with such conditions and guarantees shall constitute a violation of this Certificate of 

Appropriateness and may result in termination of the approval. 

B. Certificate of Appropriateness. 

Recommended motion: Approve the certificate of appropriateness to allow exterior 

alterations to the 112 East Hennepin building and 116 East Hennepin building, and to allow a 

new six-story building to be constructed attached to the historic buildings, subject to the 

following conditions: 

1. By ordinance, approvals are valid for a period of two years from the date of the decision 

unless required permits are obtained and the action approved is substantially begun and 

proceeds in a continuous basis toward completion.  Upon written request and for good 

cause, the planning director may grant up to a one year extension if the request is made in 

writing no later than December 1, 2017. 

2. By ordinance, all approvals granted in this certificate of appropriateness shall remain in effect 

as long as all of the conditions and guarantees of such approvals are observed.  Failure to 

comply with such conditions and guarantees shall constitute a violation of this Certificate of 

Appropriateness and may result in termination of the approval. 

3. Street trees shall not be located directly in front of building entrances, in accordance with 

the St. Anthony Falls Historic District Design Guidelines.   

4. HVAC penetrations shall not be located on elevations facing a public street in order to 

simplify the street-facing facades, in accordance with the St. Anthony Falls Historic Design 

Guidelines.  

5. All balconies on Hennepin Avenue shall be entirely inset and flush with the building wall, as 

recommended by the St. Anthony Falls Historic Design Guidelines.  

6. No balconies shall project over the historic buildings. 

7. All roof deck railings shall be set back at least 15 feet from the building edge to minimize the 

visual impact of a roof deck, in accordance with the St. Anthony Falls Historic Design Guidelines.  

8. The applicant shall work with CPED staff for approval of final storefront designs for the 

historic buildings once further investigation has determined if historic material is extant. 

Historic material shall be restored as feasible. Replacement storefronts, if necessary, shall 
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incorporate the basic design features of a traditional storefront while also being clearly 

differentiated as non-historic. 

9. The applicant shall work with CPED staff for approval of the final design of any replacement 

windows. Plans shall identify each window to be replaced. Replacement windows shall be 

compatible in material, type, style, operation, sashes, size of lights and number of panes of 

the existing windows in that location. 

10. Fiber cement panel shall not be utilized as an exterior material, in accordance with the St. 

Anthony Falls Historic Design Guidelines.  

11. The proposed material of the sixth floor of the Hennepin Avenue and 2nd Street Southeast 

module is not approved. A darker metal panel shall be utilized which does not contrast with 

the brick color and is less conspicuous, or the same brick shall also clad the sixth floor. 

12. The burnished concrete block material proposed on the first floor facing the adjacent 

property shall be replaced with brick matching that above.  
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3. Written description and findings submitted by applicant 
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6. 106 Group Architecture/History Evaluation for 112-120 East Hennepin, December 2014 

7. State Historic Preservation Office letter - Architecture/History Evaluation for 112-120 E. 

Hennepin Avenue  
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Statement of Proposed Use and Description of the Project 

Schafer Richardson is proposing to redevelop the 112, 116, 120 East Hennepin site in Northeast 
Minneapolis. The 20,000 square foot site currently accommodates a surface parking lot and four buildings 
with a combined footprint area of approximately 8,000 square feet. The existing buildings are currently 
occupied by Nye’s Bar, Polonaise Room and Chopin Room on the ground floor with residential apartments 
above. The two, non-historic, 1-story infill buildings, built in the 1960s, will be demolished. The existing 2-
story “Nye’s Bar” building, built in 1907, at the corner of Lourdes Place and East Hennepin will be 
preserved in its present location. The 3-story “Harness Shop” building, built in 1905, will be maintained 
and preserved in its present location. Renovations to both of the remaining buildings will include interior 
improvements that will address structural and life safety needs. 

A new mixed-use development, not yet named, will be incorporated with the existing, rehabilitated 
buildings on site. A new 4-6 story low-rise structure will be constructed around and connected to the 
existing buildings.  This new building will have three unique facades so as to honor the rhythm of 
traditional urban design.  In this application, where distinction is needed, the new building will be referred 
to in three parts:  

1. Infill Building, which sits between the existing historic buildings and faces Hennepin Avenue 
2. Hennepin Building, which runs along Hennepin and 2nd Street from the Harness Shop to the 

property line 
3. Lourdes Building, which faces Lourdes Place between the Nye’s Bar and the property line 

The development collectively will contain 71 market rate apartments and approximately 9,000 square 
feet of retail. The development will include one level of underground parking with approximately 35 
parking stalls, including tandems. There will also be 21 enclosed parking stalls located at grade behind the 
first floor retail/residential lobby space.  

The first floor will be comprised of approximately 5,900 square feet of commercial space in the new 
development along East Hennepin Avenue and at the corner of East Hennepin and 2nd Street. There will 
be an additional 2,750 square feet of commercial space in the existing buildings at grade. The residential 
pedestrian entrance will be on 2nd Street. There will be two entrances and exits to the building parking. 
The parking entrance on Lourdes Place will be the grade level parking entrance. The ramp entrance on 
Second Street will provide access to the below grade parking.  

The development will feature indoor and outdoor amenity spaces at the fourth level.  Building wide 
amenities include fitness center, roof deck, community room(s), management offices, and balconies. 

Below are detailed descriptions of the work to be undertaken on the various buildings at the site, as well 
as the new proposed infill building. 

112 E. Hennepin (Nye’s Bar): 

Facades: 

The distinctive materials, features, finishes and construction techniques used on the exterior of the 
building will be preserved.  Deteriorated historic features will be repaired rather than replaced as feasible 
or substitute materials in form and design will be utilized that convey the feature and finish of the historic 
fabric.   
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The exterior façade has had substantial alterations on the first story since the period of significance 
including façade treatments and fenestration that have been infilled with brick and replacement windows 
and doors.  The proposed alterations on the Hennepin Avenue façade include: removing the infilled brick, 
opening up the first story corner of the building and exposing the original cast iron column (which is known 
to be extant), and restoring the storefront openings on the Hennepin Avenue side of the façade.  As there 
is no historic pictorial evidence of the historic storefront for this building, it is anticipated that forensic 
work on site will be performed to determine if any of the historic storefront remains behind the additions.  
If the historic storefront exists it will be repaired while keeping as much historic fabric as feasible.  It is 
anticipated, however, that historic material likely does not exist.  If that is the case, a new design for a 
traditional American storefront compatible with the remaining character-defining features of the building 
will be implemented, as recommended in the Secretary of Interior’s Standards.  If new windows will be 
installed on the first floor Hennepin Avenue storefront they will be wood with a pattern compatible with 
the building, including a transom, display window and kick plate.  A new, code compliant wood entry door 
will be installed.   

The proposed improvements to the Lourdes Place facade include re-opening of windows that have been 
infilled with brick and replacing the brick with clad wood windows.  The second story windows on all 
facades of the building will be repaired and, if necessary, replaced with clad wood windows.  Wood storm 
windows will be added to the exterior of the existing windows to replace existing aluminum storm 
windows.  Existing sills will remain. 

The building will be tuck-pointed only as necessary where deterioration or damage has occurred.    Mortar 
joints will be duplicated in strength, composition, color, texture, width and joint profile to existing mortar.  
The second story cornice will be repaired and painted.  A small portion of cornice on the rear façade of 
the building, approximately 1-2 feet wrapping the corner, will need to be removed in order to join the 
infill building to the rear façade.    

Lighting to accent the cornice feature will be added to the exterior of the building and existing gooseneck 
light fixtures on the façade will be replaced with fixtures of the same style.  The signage on the building 
reading “Nye’s Bar”, “Liquors”, and “Food” will be removed and the brick behind repaired.   

Chimneys: 

The metal and brick chimneys at the rear, northeast side of the building will be removed as the building is 
incorporated with adjacent structures.  The chimney on the southwest side of the building will remain on 
the exterior. 

Roof:  

The roof framing of the building will need replacement to accommodate snow loads of adjacent structures 
and updated mechanical equipment, as well as to repair water damage. The original parapet walls and 
copings will be preserved to the extent possible.   

Structure and Life Safety: 

This building will be viewed as an independent building from a structure and life-safety standpoint.  
However, the applicant notes that where the building opens internally to the new construction, there will 
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need to be code-compliant components such as fire-rated doors.  Roof and ceiling joists will need repair 
and replacement as some deterioration has been observed in the building.   

Mechanical and electrical equipment: 

New equipment will be placed on the roof of the building set back from the parapet at least 10 feet. 

Interiors: 

The interior of the building will be renovated to create a shell space for future retail use at grade and to 
rehabilitate the apartment unit on the second floor.   New materials will likely have to be added to the 
ceilings to provide the required the fire separation rating as well as to mitigate sound issues between 
retail and residential uses.   

The incorporation of this building into the abutting new construction will require several accommodations 
for life safety.  Currently, interior connections exist amongst the buildings on site via large openings at the 
first floor.  Those openings will likely remain and may need to increase to accommodate life safety and 
code requirements for circulation and exiting.  Since the 2nd floors of the historic buildings are at slightly 
different elevations from the new construction, the 2nd floor of the new construction will step down one 
foot from north to south at a mid-point grid line, and the hallway will be sloped to meet the floor 
elevations of the existing buildings where needed.  The new building will provide code compliant access 
to the second floor of the Nye’s Bar building through a new opening on the northeast façade.   

The existing wood stair which opens onto Lourdes Place will be removed and new code-compliant 
entrances and exits will to be created in the new construction. 

Hazardous Materials: 

A hazardous materials assessment has not yet been performed at the site.  An assessment will be 
performed and hazardous materials will be removed or encapsulated as required.  If removal is required 
care will be taken to avoid damaging historic fabric.   

 

112 E. Hennepin 1 Story Addition (Nye’s Polonaise Room): 

The “Nye’s Polonaise” sign will be removed from the façade and this non-contributing building will be 
demolished in its entirety.  The building has little economic value and is an underutilization of its site.  The 
building has little re-use value and is constructed of materials that are not appropriate to the historic 
district.  This building will be replaced by a 4-6 story infill structure with a more compatible street front 
façade.   

 

116 E. Hennepin (Harness Shop) 

Facades: 

The distinctive materials, features, finishes and construction techniques used on the exterior of the 
building will be preserved.  Where feasible, deteriorated historic features will be repaired rather than 
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replaced, or substitute materials in form and design will be utilized that convey the feature and finish of 
the historic fabric.   

The unsympathetic façade treatments at the first floor, including vertical, corrugated metal paneling and 
a replacement door will be removed.  Little visual historic documentation exists on this building’s façade 
and forensic work has not yet been performed.  It is unknown if the original framing of storefront exists. 
If evidence of the building’s historical appearance at the first floor is still not decipherable, a new design 
for a traditional American storefront compatible with the remaining character-defining features of the 
building will be implemented, as recommended in the Secretary of Interior’s Standards.  This new 
storefront is anticipated to be wood, to reflect the historic storefronts in the area.  A new, code compliant 
wood entry door will be installed.   

Windows on the Hennepin Avenue façade above grade will be repaired to the extent possible and 
replaced with new, wood clad windows if necessary.  New wood storm windows will be added to the 
exterior to replace aluminum storms.  Windows on the northeast façade will be infilled to accommodate 
life safety and code compliance relative to the attached six story infill structure.   

Decorative elements of the building will be rehabilitated and repaired as necessary.  Decorative brick 
quoining, rounded brick arches above the third story windows, and flat arches above second story 
windows will remain on the primary façade, as will stone window sills.  The three, single clay medallions 
located above the third story windows, along with the metal cornice and lettering on the freeze will all 
remain.   

The building will be tuck-pointed only as necessary where deterioration or damage has occurred.    Mortar 
joints will be duplicated in strength, composition, color, texture, width and joint profile to existing mortar.  
The third story cornice and metal lettering will be repaired and painted.  Existing gooseneck light fixtures 
on the façade will be replaced with fixtures of the same style.   

Chimneys: 

The exterior brick chimney at the rear, southeast facade of the building will be demolished as the building 
is incorporated into adjacent structures.   

Roof:  

The roof framing of the building will be replaced to accommodate snow loads of adjacent structures and 
a new roof deck and pergola, as well as to repair water damage. The original parapet walls and copings 
will be preserved to the extent possible on the primary façade.  The parapet further back may be 
preserved, however may be obscured from street view by the infill building. 

The rooftop deck and pergola will serve as an amenity to the apartments in the development.  The deck 
will be set back approximately eight feet from the parapet and will feature glass railings, so as to appear 
more transparent.  The pergola will be set back at least 15 feet from the parapet.  The placement of the 
roof deck towards East Hennepin will maximize eyes on the street and reinforce active uses at grade.   

Structure and Life Safety: 

The plans and construction strategy for the code and fire/life-safety requirements incorporate this 
building into the abutting new construction.  This strategy has, on a preliminary basis, been vetted twice 
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with the Senior Plan Reviewers for the City of Minneapolis; no final decisions have been reached.  This 
strategy will require that there be fire separation in the floors, walls, and ceilings which take into account 
the existing masonry walls in the basement, the wood framing on all levels of the historic buildings, the 
poured concrete walls and floors in the new portion, and the five levels of new wood framing above the 
first floor in the adjacent building. The code-required three hour fire separation is proposed to be created 
at the floor structure of the 1st floor, while the two hour fire separation will be created at the second or 
third floor. The existing wood framing and flooring of this building need to be upgraded, or replaced, so 
as  to meet current codes and will be modified or rebuilt using non-combustible materials to meet the 
Type 1 building type requirements. 

Note that there will be three stories, accessed from the new building, constructed over the back 
approximately 25’ feet of the Harness Shop.  This design allows us to retain the majority of the Harness 
Shop while creating an aesthetically-pleasing and functional design.   

The project seeks approval to remove the rear wall of the basement and first floor levels to aid in 
integrating the Harness Shop with the rest of the development.  In addition, the exterior wood stairs and 
porches will be removed from the rear of the building in order to incorporate the Harness Shop into the 
new construction, as per discussions with the City of Minneapolis, so that the entire site is code compliant.   

The new dwelling units created in the 116 building need to be ADA accessible.  In order to do this, levels 
two and three of the 116 building will need to be accessible from the main corridor on each corresponding 
level of the new building. Because of site conditions, the 116 building upper floors do not time out with 
the floors of the new construction, so the corridors of the new construction are needed to accommodate 
sloping to match the 2nd and 3rd floors of the 116 building. 

Mechanical and electrical equipment: 

New equipment will be placed on the roof of the adjacent new construction building.  

Interiors: 

The interior of the building will be renovated to create a shell space for future retail use at grade and 
apartment units and amenity space on the upper levels.   

Currently, interior connections exist amongst the buildings on site via large openings on the ground and 
basement levels.  The connections are complicated by the change in grade at the site and internal, non-
accessible, stairways.  The existing openings will likely remain and will increase to accommodate life safety 
and code requirements for circulation and exiting.   

New code-compliant entrances and exits will be created, in the new portions of the project, to serve the 
upper floors of this historic building. Since the 2nd floor of this historic building is at slightly different 
elevations from the new construction, the 2nd floor of the new construction will step down one foot from 
north to south at a mid-point grid line, and the hallway will be sloped to meet the floor elevations of the 
existing buildings where needed.  This will also happen for the 3rd floor of the Harness Shop building.  The 
existing wood stair which opens onto Hennepin Avenue will be removed and infilled. 

The basement level of the existing building will remain as-is with the exception of removal of the back 
wall so as to integrate the back 25’ of the Harness Shop into the parking garage.   
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Hazardous Materials: 

A hazardous materials assessment has not yet been performed at the site.  An assessment will be 
performed and hazardous materials will be removed or encapsulated as required.  If removal is required 
care will be taken to avoid damaging historic fabric.    

120 E. Hennepin: 

This one story addition with partially exposed basement will be demolished in its entirety.  The building 
has little economic value, is of poor quality and underutilizes the site.  The building will be replaced by a 
six story infill building that will provide more active street frontage and a design more compatible with 
the area.  

Infill Building: 

A new 4-6 story building will be built between and around the existing historic buildings.  The portion of 
the building between the historic buildings, known as the Infill Building, will be four stories at the street 
stepping up to six stories as it moves back.   The building will have active retail uses at grade, underground 
parking below in an interconnected parking garage, and residential multifamily uses in the upper floors.   

The design utilizes contemporary interpretation of traditional designs and incorporates traditional façade 
articulation techniques including a tall first floor, and vertically proportioned upper windows.  The form 
of the building will be simple and rectilinear, with no significant protrusions or recesses.  The building 
façade slightly sets back (1-2 feet) from the plane of the 112 and 116 E. Hennepin buildings in order to 
highlight and preserve the adjacent buildings’ front cornice feature.   

The building will be steel and wood frame and will be clad in a dark metal, which will be complimentary 
to the adjacent historic structures and highlight them.  The building will feature aluminum storefront 
windows and doors at grade, with transoms and kick plates.  This building will have hung aluminum 
balconies on levels 3-6 of the southwest façade.  All balconies will be six feet in depth and will feature 
aluminum picket style railings.  In addition, there will be a private residential patio on the roof of the 
fourth floor, which will be set back a minimum of 8 feet from the parapet and enclosed with a glass railing 

The building will abut both historic structures and connect to the surrounding buildings at various points 
internally, much as the infill buildings on site today connect at the first floor.   

Mechanical equipment for the Infill Building will be placed on the six-story portion of the roof.  

 

Hennepin and Lourdes Buildings: 

The remaining portions of the new construction will be six stories built to the northeast and southeast of 
the existing buildings on the site.  These portions of the new building will improve the integrity of the site 
from its current state through eliminating an unsympathetic and inappropriate one story addition and 
replacing it, and surface parking, with quality buildings.  The proposed structure is similar in height to 
surrounding buildings and, because of grades in the area, is at approximately the same elevation as the 
Lourdes Church roof. The new building will be internally connected to the existing structures and Infill 
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Building and provide code compliant exiting for the historic buildings.  The building will feature 
underground parking, a concrete first level and five stories of wood frame construction.  

The new building materials to be used will convey the essence of modularity and texture/finish of historic 
materials utilized in the area.  On the Hennepin Building portion, one primary material, brick, will be 
utilized with one or two accent materials for decorative work, as directed in Section 9.20 of the SAFHD 
Guidelines.   Metal and cement fiber board will be used as an accent materials. The building will feature a 
simple metal parapet.  The Lourdes Building portion will feature brick masonry of a different color as the 
primary material on all six stories.  Likewise, the parapet will be simple brick masonry.  In sum, the new 
building will use quality, durable materials that echo the historic materials of the surrounding area.   

Entrances to the Hennepin Building will be reflective of traditional commercial storefronts and primary 
entrances seen historically in the area.  The primary entrance for the residential portion of the 
development will be oriented to 2nd Street, a residential street in the neighborhood, and will include a 
canopy and sidelights to convey a sense of scale to the pedestrian.  The commercial storefronts along 
Hennepin Avenue will contain recessed entries in the Hennepin Building portion and a flush entry at the 
Infill Building portion.  Canopies and lighting will be used to distinguish the entryways.  The various 
storefronts will be modulated to a pedestrian scale in the Hennepin Building to be experienced as a series 
of smaller storefronts as would have historically been the case. 

The fenestration patterning and window materials will be compatible with the context in rhythm and 
quality.  The at-grade windows will be large and clear glass display windows of aluminum which will 
contain non-operable transoms. The proposed windows above grade level will be a fiberglass composite 
material with a clear glazing, and awning style openings reflective of the current design trends.  The shape 
will be vertically oriented, which is compatible with historic design proportions in the area.  A similar ratio 
of solid wall to window area will be employed in the new building as was historically seen in the area.     

Balconies will be recessed along the Hennepin Avenue street wall and will extend approximately one foot 
from the building face.  Balconies on other elevations will be hung aluminum balconies.  All balconies will 
be six feet in depth.  Balconies will feature aluminum picket style railings.   

The building will have a flat roof with the elevator penthouse located in the middle.  Most of the residential 
units will utilize magic packs for heating and cooling, which are a low profile system that consist of one 
vent per unit that is flush with the building façade.  The vents will be designed to blend in with the building 
and will be colored to minimize visibility.  Magic Packs have been used elsewhere in the St. Anthony Falls 
and Warehouse Historic districts including on Mill and Main, The Paxon, and 222 Hennepin.  Other 
mechanical equipment will be placed on the roof of the building at least 15 feet from the parapet. 

 

Site Improvements: 

New landscape and streetscape elements will be added to the right of way surrounding the site which will 
be reflective of and compatible with the historic commercial use in the area.  These streetscape 
enhancements will improve the connection between the heart of the East Hennepin commercial district 
and the riverfront, a connection that has been diminished in Character Area J since the period of 
significance.  Enhancements made in the public realm adjacent to the buildings will improve the 
streetscape, as encouraged in Section 10.56 of the St. Anthony Falls Historic District Guidelines (HPC, 156). 
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Sidewalks will be widened around the site and will be between 11 and 13’6” in width. Bump outs will be 
utilized on the corner of Hennepin and Lourdes and Hennepin and Second Street, if approved by City of 
Minneapolis Public Works. 

Trees and planting beds will be added along the Hennepin Avenue side of the site.   The landscaping in 
the right of way will be traditional, and regular in spacing, as noted as appropriate in historic commercial 
areas in the Guidelines in Section 6.6.   

Street lights will be included on all three sidewalks surrounding the development. Lights on Lourdes Place 
and Second Street will be a traditional “acorn” style as is seen today. Lights on Hennepin Avenue will 
mimic what is currently on the other side of Hennepin Avenue, as well as up and down the commercial 
corridor.  These lighting strategies and will support pedestrian and commercial activity, and connection 
to the riverfront.  New bicycle racks will be added into the right of way to support various modes of 
transportation to the retail uses at the site.   

Circulation at the site will encourage a pedestrian friendly environment and be aligned to the rear of the 
buildings, as would have been the case historically.  Vehicular access to the site will be away from East 
Hennepin Avenue, the main commercial street in the district, both historically and presently.   

Utilities are planned to be placed underground where possible.  Transformers are proposed to be located 
below grade in a vault, with permission from Xcel Energy and the City of Minneapolis.   

 



1 
 

Findings- Demolition of 120 East Hennepin and One-Story Addition to 112 East Hennepin 

 
(1) The alteration is compatible with and continues to support the criteria of significance and period of 

significance for which the landmark or historic district was designated.  

The 120 East Hennepin building and one-story addition to 112 East Hennepin were constructed in the 1960s as 
infill buildings amongst the earlier constructed 2-story and 3-story buildings located at 112-116 East Hennepin. 
Both 120 East Hennepin and the one-story addition were built outside the period of significance for the Saint 
Anthony Falls Historic District (1858-1941) and have not taken on historical significance; therefore, they are not 
contributing resources to the District. The demolition of these buildings is compatible with and supports the 
criteria of significance for the district. 

 

(2) The alteration is compatible with and supports the interior and/or exterior designation in which the property 
was designated.  

The 120 East Hennepin building was constructed in 1960 and has operated as a restaurant space since its 
inception. The one-story addition to 112 East Hennepin was also built in the early 1960s and operated as an 
expansion of Nye’s Bar. Built after the period of significance, both of these buildings are non-contributing 
resources to the Saint Anthony Falls Historic District. Thus, the proposed demolition of these buildings is a 
compatible alteration within the designated district. 

 

(3) The alteration is compatible with and will ensure continued integrity of the landmark or historic district for 
which the district was designated.  

The 120 East Hennepin and one-story addition to 112 East Hennepin were constructed in the 1960s as infill 
buildings amongst the earlier constructed 2-story and 3-story buildings located at 112-116 East Hennepin. Both 
120 East Hennepin and the one-story addition were built outside the period of significance for the Saint Anthony 
Falls Historic District and have not taken on historical significance; therefore, they are not considered 
contributing resources. In fact, an evaluation conducted in 2014 determined that these buildings compromise 
the integrity of the site.  (Ford and Ketz, 23)   The demolition of these buildings is compatible with and does not 
detract from the continued integrity of the historic district. 

 

(4) The alteration will not materially impair the significance and integrity of the landmark, historic district or 
nominated property under interim protection as evidenced by the consistency of alterations with the 
applicable design guidelines adopted by the commission.  

The intent of the Saint Anthony Falls Historic District Guidelines for the East Hennepin-Central Avenue corridor 
includes minimizing impacts on historic resources while allowing for high-quality contemporary design in new 
infill buildings (HPC,155).  The 120 East Hennepin building and one-story addition to 112 East Hennepin are 
considered infill buildings as they were constructed in the 1960s, well after the nature of the historic district was 
established.  The existing buildings are not of high-quality contemporary design, and do not significantly impact 
the adjacent historic resources (112 and 116 East Hennepin) and therefore, the demolition of these structures 
will not materially impair the significance and integrity of the historic district per the Guidelines adopted by the 
local commission. 
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(5) The alteration will not materially impair the significance and integrity of the landmark, historic district or 
nominated property under interim protection as evidenced by the consistency of alterations with the 
recommendations contained in The Secretary of the Interior's Standards for the Treatment of Historic 
Properties. 

The 120 East Hennepin building and the one-story addition to 112 East Hennepin were added after the period 
of significance (1858-1941) as determined for the National Register of Historic Places (NRHP)-listed historic 
district.  Unlike the adjacent 112 and 116 East Hennepin buildings, they do not match the “thematic” and 
“noteworthy” nature of the East Hennepin-Central Avenue commercial area as acknowledged by the NRHP 
nomination, nor do they have a documented relationship to the history of the district through their architectural 
style or historical significance. Thus, the demolition of the 120 East Hennepin building and the one-story addition 
will not materially impair the significance and integrity of the historic district per the recommendations 
contained in The Secretary of the Interior’s Standards for the Treatment of Historic Properties.   

  

(6) The certificate of appropriateness conforms to all applicable regulations of this preservation ordinance and is 
consistent with the applicable policies of the comprehensive plan and applicable preservation policies in small 
area plans adopted by the city council. 
  
The certificate of appropriateness for demolition of 120 East Hennepin and the one-story addition conforms to 
the applicable regulations of this preservation ordinance because they are non-contributing resources. While 
the demolition of non-contributing buildings is not specifically addressed in the Nicollet Island-East Bank 
Neighborhood Small Area Plan, this action makes way for redevelopment that strongly aligns with the small area 
plan’s Major Strategic Goals including: 

 Strengthen the neighborhood’s role in the regional economy…by restoring East Hennepin to its historic 
commercial roots; 

 Guide infill development while increasing density, cultivating mixed-use corridors…; 
 Adapt to contemporary use the historical character [and] unique architecture…; 
 Expand and improve pedestrian, bicycling, and transit infrastructure…; 
 Provide an exceptional urban pedestrian experience for people of all ages;  
 Enhance public safety through maximum use of “eyes-on-the-street” building designs. 

 
(7) The destruction is necessary to correct an unsafe or dangerous condition on the property, or that there are 

no reasonable alternatives to the destruction. In determining whether reasonable alternatives exist, the 
commission shall consider, but not be limited to, the significance of the property, the integrity of the property 
and the economic value or usefulness of the existing structure, including its current use, costs of renovation 
and feasible alternative uses. The commission may delay a final decision for a reasonable period of time to 
allow parties interested in preserving the property a reasonable opportunity to act to protect it.  
 
The one-story addition to 112 East Hennepin and the 120 East Hennepin building were constructed after the 
period of significance for the NRHP-listed historic district (1858-1941) and are of a post-World War II style that 
is simple and more restrained in detail than the contributing buildings on the site.  In addition, an evaluation 
conducted in 2014, determined that the above referenced buildings are non-compatible with, and compromise 
the integrity of, the 112 and 116 East Hennepin buildings. (Ford and Ketz, 23).   
 
The existing single story structures limit the potential of the site by restricting the buildings to one use (currently 
commercial).  In fact, leaving these buildings intact renders the project infeasible from an economic perspective.  
By demolishing 120 East Hennepin and the one-story addition, it allows for the development of a structure that 
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is more aligned with the scale of the contributing buildings and opens the door for commercial and residential 
uses that add economic value to the site, as well as to the neighborhood. 
 

 
(8) The description and statement of significance in the original nomination upon which designation of the 

landmark or historic district was based. 

The historic designation of the Saint Anthony Falls Historic District focuses on the milling industry and the 
waterpower area, in addition to the East Hennepin-Central Avenue Commercial District.  Specific to the East 
Hennepin-Central Avenue Commercial District, it is understood that the two principal buildings, 112 and 116 
East Hennepin, were both constructed during the period of significance (1858-1941) and have been identified 
as “thematic” and “noteworthy” buildings.  However, 120 East Hennepin and the one-story addition to 112 East 
Hennepin were constructed after the period of significance (1960s) and have not been identified as buildings of 
note as it relates to the historic district.  Therefore, these structures do not contribute to the significance of the 
historic district as proposed in the original nomination. 

 

(9) Where applicable, Title 20 of the Minneapolis Code of Ordinances, Zoning Code, Chapter 530, Site Plan 
Review.  

The proposed demolition of 120 East Hennepin and the one-story addition to 112 East Hennepin does not 
require Site Plan Review per Title 20 of the Minneapolis Code of Ordinances, Chapter 530.  However, as part of 
a larger development plan that will required Site Plan Review, the proposed demolition allows the new 
development to meet Site Plan Review standards by creating a development that reinforces the street wall by 
maximizing natural surveillance, facilitates pedestrian access and circulation through enlarged sidewalks and 
improved lighting, creates multiple storefront entrances on Hennepin Avenue, and moves parking below grade 
and internal to the building.  All of these elements encourage active uses and crime prevention through 
environmental design. 
 

(10) The typology of treatments delineated in the Secretary of the Interior's Standards for the Treatment 
of Historic Properties and the associated guidelines for preserving, rehabilitating, reconstructing, and 
restoring historic buildings.  
 
The Secretary of the Interior’s Standards for the Treatment of Historic Properties are not applicable to the 
proposed demolition of 120 East Hennepin and the one-story addition to 112 East Hennepin.  

 
 

(11) The alteration is compatible with and will ensure continued significance and integrity of all 
contributing properties in the historic district based on the period of significance for which the district was 
designated.  

The proposed demolition of 120 East Hennepin and the one-story addition to 112 East Hennepin will not detract 
from the significance and integrity of the contributing properties in the Saint Anthony Falls Historic District.  In 
fact, an evaluation conducted in 2014 determined that these buildings are non-compatible with, and 
compromise the integrity of the immediately adjacent contributing buildings, 112 and 116 East Hennepin.    

 

(12) Granting the certificate of appropriateness will be in keeping with the spirit and intent of the 
ordinance and will not negatively alter the essential character of the historic district.  
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The 120 East Hennepin building and one-story addition to 112 East Hennepin were constructed in the 1960s as 
infill buildings amongst the earlier constructed 2 and 3-story buildings located at 112 and 116 East Hennepin. 
Both 120 East Hennepin and the one-story addition were built outside the period of significance for the Saint 
Anthony Falls Historic District and have not taken on historical significance; therefore, they are not considered 
contributing resources. Granting a certificate of appropriateness for the demolition of these two buildings keeps 
in the spirit and intent of the ordinance as these buildings do not display historic significance for the district and 
their removal will not detract from the essential character of the historic district. 
 

(13) The certificate of appropriateness will not be injurious to the significance and integrity of other 
resources in the historic district and will not impede the normal and orderly preservation of surrounding 
resources as allowed by regulations in the preservation ordinance.  
 
There are two historic resources, 112 and 116 East Hennepin, immediately adjacent to 120 East Hennepin and 
the one-story addition to 112 East Hennepin.  These historic resources were constructed in 1905 and 1907, 
respectively.  A certificate of appropriateness for the demolition of 120 East Hennepin and the one-story 
addition will not be injurious to the significance and integrity of the adjacent and other historic resources in the 
district and will, in fact, allow for the normal preservation of the adjacent historic resources on the 100 block of 
East Hennepin and infill that more appropriately aligns with the scale and use of the contributing buildings. 
 
 

(14)  That the demolition is necessary to correct an unsafe or dangerous condition on the property, or that there 
are no reasonable alternatives to the demolition.  In determining whether reasonable alternatives exist, the 
commission shall consider, but not be limited to, the significance of the property, the integrity of the property 
and the economic value or usefulness of the existing structure, including its current use, costs of renovation 
and feasible alternative uses. 

 
The 120 East Hennepin building and the one-story addition to 112 East Hennepin were constructed after the 
period of significance for the NRHP-listed historic district (1858-1941) and are of a post World War II style that 
is simple and more restrained in detail than the contributing buildings on the site.  In addition, an evaluation 
conducted in 2014, determined that the above referenced buildings are non-compatible with, and compromise 
the integrity of, the 112 and 116 East Hennepin buildings.   
 
The existing single story structures limit the potential of the site by restricting the buildings to one use (currently 
commercial).  In fact, leaving these buildings intact renders the project infeasible from an economic perspective.  
By demolishing 120 East Hennepin and the one-story addition, it allows for the development of a structure that 
is more aligned with the scale of the contributing buildings and opens the door for commercial and residential 
uses that add economic value to the site, as well as to the neighborhood. 
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Findings- Alterations to Existing Buildings and New Infill Buildings 

 

(1) The alteration is compatible with and continues to support the criteria of significance and period of 
significance for which the landmark or historic district was designated.  

A. Existing Buildings 

112 East Hennepin (2-story, Nye’s Bar): The National Register of Historic Places (NRHP) nomination 
form for the 1971 listing of the St. Anthony Falls Historic District (SAFHD) states the district’s areas of 
significance include architecture, commerce, industry and transportation.  This building was 
constructed in 1907 and is within the St. Anthony Falls Historic District along a major commercial 
corridor. This building operates as a piece of the commercial fabric along East Hennepin Avenue that 
was identified as a supporting theme to the milling and waterpower focus of the NRHP designation 
for the district.  Post renovation, this building will maintain its original mix of uses, with new retail on 
the first floor and housing on the second.   
 
This proposal seeks to return the building to its original design during the period of significance along 
the primary facades of the commercial corridor. The exterior façade has had substantial alterations 
on the first story since the period of significance, which has compromised the historic integrity of the 
structure and the renovations.  Unsympathetic treatments will be removed and the storefront 
restored.  Windows on the Lourdes Avenue side of the building that have been infilled with brick will 
be re-opened.  The building will be tuck-pointed as necessary and the second story cornice will be 
repaired.  Lighting to accent the cornice feature will be added to the exterior of the building.  The 
signage on the building reading “Nye’s Bar”, “Liquors”, and “Food” will be removed and the brick 
behind repaired.  In sum, the renovations will restore the common characteristics of the commercial 
storefront structure during the period of significance including: the cast iron column and wood 
storefront, large display windows, transom lights, recessed entry, and kick plates below the display 
windows (HPC, 171).   
 
116 East Hennepin (3-story, Harness Shop):  This building, constructed in 1905, operates as a piece 
of the commercial fabric along Hennepin Avenue that was identified as a supporting theme to the 
milling and waterpower focus of the NRHP designation for the district.  The proposed renovation of 
this building is compatible with and continues to support the criteria of significance for which the 
historic district was designated. Post renovation this building will maintain its original mix of uses, 
with new retail on the first floor and housing and amenities on the second and third floors.   
 
The proposal for renovation seeks to return the first story Hennepin Avenue façade of the building to 
its fenestration pattern during the period of significance and maintain the key architectural features 
on the primary facade. The exterior façade has had substantial alterations on the first story since the 
period of significance, which has compromised the historic integrity of the structure.  The 
unsympathetic treatments will be removed.  The large display windows, transom lights and kick plates 
will be restored or recreated.  
 
The project seeks approval to remove the rear wall of the basement and first floor levels to aid in 
integrating the Harness Shop with the rest of the development.  In addition, the exterior wood stairs 
and porches will be removed from the rear of the building in order to incorporate the Harness Shop 
into the new construction. This work will not change the experience of the building along the 
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Hennepin Avenue corridor, which is the supporting theme of the district identified in the NRHP listing.  
Adjustments are necessary for it to perform to code in relationship with the surrounding structures.  
Life safety adjustments will be made to improve the building.  The rear of the building is not on a 
primary façade and much of the sides of the building have been obscured by infill, party wall 
constructed buildings in the past and present.   

 

B. New Building 

The Saint Anthony Falls are the focal point of the district’s significance, along with the related 
industrial and commercial buildings that reflect the urbanization of the area.  The proposed 4-6 story 
infill building is a mixed use structure with retail on the first floor and multifamily housing on the 
upper floors.  The new building orients commercial uses along Hennepin Avenue, as would have been 
done during the period of significance, and place an emphasis on the active commercial street 
frontage.  Further, infill buildings built to the property line and directly abutting adjacent buildings 
reflect the traditional development patterns of the neighborhood.   

In design, the new building reflects form, fenestration, and massing that are complementary and 
considerate to the nearby historic buildings.  The design utilizes contemporary interpretation of 
traditional designs and incorporates traditional façade articulation techniques including a tall first 
floor; vertically proportioned upper story windows; horizontal expression elements in the form of 
canopies, cornices, and balcony sills; and a “base, middle, top” design on the six story building.  The 
design avoids excessive modulation in the new buildings that would be out of character with simple 
historic building forms in the area.   

Building materials utilized will be similar in scale, color, texture and finish to those seen historically in 
the context.  The materials contribute to the visual continuity of the specific Character Area J (per the 
SAFHD Guidelines) context and include masonry and metal panel.   

 

(2) The alteration is compatible with and supports the interior and/or exterior designation in which the 
property was designated. 

A. Existing Buildings 

112 East Hennepin (2-story, Nye’s Bar): This building was originally constructed as a brick store and 
flats, and its significance is in relationship to the commercial uses it contained in support of nearby 
milling and waterpower activity. (Ford and Ketz, 22).  Various occupants since its construction have 
been associated with the food and beverage industry. (Ford and Ketz, 20).  The current project will 
preserve the first floor space as a commercial/retail use and restore the storefronts to the 
fenestration patterns and similar materials as those used during the period of significance.  The upper 
floor of the building, historically used as housing, will be renovated and preserved as housing.  The 
proposed uses are the same as historic uses and do not require significant changes to the defining 
characteristics of the building.  Current life safety and code requirements must be met and therefore 
most of the alterations will be related to accommodating those needs for the project.   
 
116 East Hennepin (3-story, Harness Shop): This building was originally constructed as a brick store 
and flats, and its significance is in relationship to the commercial uses it contained in support of nearby 
milling and waterpower activity. (Ford and Ketz, 22).  It has been occupied by various commercial 
tenants, including a hotel, signage companies, upholsterers and room furnishers, and a barber shop. 
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(Ford and Ketz, 20).  The current project will preserve the first floor space as a commercial/retail use 
and restore the storefronts to the fenestration patterns and similar materials as those used during 
the period of significance.  The upper floors of the building, historically used as housing, will be 
renovated and used as housing.  The proposed uses are the same as historic uses and do not require 
significant changes to the defining characteristics of the building.  Current life safety and code 
requirements must be met and therefore most of the alterations will be related to accommodating 
those needs for the project and functionally integrating it into the new infill building that will be added 
to the site.   

B. New Buildings 

The composition of the entire development creates a gateway connection to the East Hennepin-
Central commercial district from the river/falls, the generator of urbanization of the district. Through 
integrating the existing buildings into a mixed use design that adds creative density, while maintaining 
existing fabric and reflecting the development patterns in the neighborhood, the new infill building 
enhances the use and importance of this block. The new low-rise structure, which varies in materials 
and massing to honor the rhythm of traditional urban design,  supports the significance of the 
surrounding historic buildings on the site.  The area of the new building between the two noteworthy 
historic buildings, known as the Infill Building, is compatible with the height of the adjacent structures 
and allows the buildings as a whole to gradually step up from the corner of Hennepin and Lourdes to 
the rest of the site.   

The infill building is arranged and aligned with historic development patterns in terms of placement 
and orientation.  The buildings align uniformly along the streets, creating a consistent ‘street wall’ 
that is a key feature in Character Area J of the SAFHD.  The primary entrances of both the residential 
and commercial uses face the street, the commercial uses fronting Hennepin Avenue and the 
residential uses fronting 2nd street, where other surrounding residential uses are oriented.  The 
setback and low scale continue to preserve the historic viewscapes. 

 

(3) The alteration is compatible with and will ensure continued integrity of the landmark or historic district 
for which the district was designated.  

A. Existing Buildings 

112 East Hennepin (2-story, Nye’s Bar): Integrity is the ability of a resource to convey its significance.  
The significance of the building is in its representative value within the district as an example of 
commercial buildings from early Minneapolis history (Ford and Ketz, 22).  Specifically, it is located in 
the East Hennepin commercial corridor, noted as the principal business center for the east side during 
the period of significance (HPC, 155).  The building will remain in its original location.  First floor 
openings and fenestration will be restored to its pattern during the period of significance, which will 
better allow the buildings to be representative of their past significance as storefront buildings 
supporting the waterpower and milling activities in the area.   

116 East Hennepin (3-story, Harness Shop): Integrity is the ability of a resource to convey its 
significance. The significance of the building is in its representative value within the district as an 
example of commercial buildings from early Minneapolis history (Ford and Ketz, 22).   Specifically, it 
is located in the East Hennepin commercial corridor, noted as the principal business center for the 
east side during the period of significance (HPCG, 155).  The building will remain in its original location.  
First floor openings and fenestration will be restored to its pattern during the period of significance, 
which will better allow the buildings to be representative of their past significance within the Saint 
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Anthony Falls Historic district as commercial buildings supporting the waterpower and milling 
activities in the area.   

The integrity of the building, as an example of a commercial building from early Minneapolis history, 
will be retained in the planned renovations. The building at 116 E. Hennepin will be partially encased 
in new construction and the loss will not be a drastic visual loss. The significance of the building is 
represented through its storefront features and urban scale along the East Hennepin façade.  The 
experience of entering the commercial storefront from the street and connecting to adjacent 
buildings internally, as the building does currently, will remain, although in a different arrangement.  
The renovations will provide the historic feel of entry and use combined with contemporary 
functionality and life safety.   

B. New Building 

The creation of a compatible infill building that reflects historic orientation, massing and scale, while 
providing a contemporary approach, will better highlight the surrounding historic fabric of the 
neighborhood. The new building will improve the integrity of the site from its current state through 
eliminating unsympathetic and inappropriate one-story additions and replacing them, and non-
historic surface parking, with a quality, vibrant building.  The integrity at the site is noted as “fair” by 
the 106 Group in their Architecture/History evaluation of the site due to the surrounding towers, the 
non-compatible additions to the existing historic buildings on the site, and unsympathetic façade 
treatments on the existing buildings.  The addition of the infill building will allow for the rehabilitation 
of the 112 and 116 E. Hennepin buildings as they are integrated into a cohesive development, and 
restore their original storefront appearance.   

The collective development will improve the connection between the heart of the East Hennepin-
Central commercial district and the riverfront, a connection that has been diminished in Character 
Area J since the period of significance.  New landscape and streetscape elements will be added to the 
right of way surrounding the site which will be reflective of and compatible with the historic 
commercial use in the area.  Enhancements made in the public realm adjacent to the buildings will 
improve the streetscape, as encouraged in Section 10.56 of the St. Anthony Falls Historic District 
Guidelines (HPC, 156).  The landscaping in the right of way will be traditional, regular in spacing, as 
noted as appropriate in historic commercial areas in the Guidelines in Section 6.6 (HPC, 48).  Street 
lights will be added, which will be a traditional “acorn” style along Lourdes Place and Second Street 
as is seen today.  Lights on Hennepin Avenue will mimic what is currently on the other side of 
Hennepin Avenue, as well as up and down the commercial corridor.  These lighting strategies and will 
support pedestrian and commercial activity, and connection to the riverfront.  New bicycle racks will 
be added into the right of way to support various modes of transportation to the retail uses at the 
site.   

Automobile circulation at the site will encourage a pedestrian-friendly environment and be aligned to 
the rear of the buildings, as would have been the case historically.   

 

(4) The alteration will not materially impair the significance and integrity of the landmark, historic district 
or nominated property under interim protection as evidenced by the consistency of alterations with 
the applicable design guidelines adopted by the commission.  

A. Existing Buildings 
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112 East Hennepin (2-story, Nye’s Bar):  The proposed alterations are consistent with the Saint 
Anthony Falls Historic District Guidelines relative to the significance of the East Hennepin-Central 
corridor that supports commercial activity in relation to the Falls.  The traditional American storefront 
of the building will be restored with large openings “used to maximize visibility and access to goods 
and services offered inside.” (HPC, 60).  The windows along both Hennepin Avenue and Lourdes Place 
will be opened up to their original patterns during the period of significance.  The upper floor window 
openings will be repaired or, if necessary, replaced with new clad wood windows with the same 
architectural detailing.  Compatible exterior wood storm windows will be added to replace non-
historic aluminum storms. 

The architectural detailing of the building as experienced from the commercial corridor will be 
preserved and restored.  The metal cornice with decorative bracket modeling extending across the 
primary façade and southwest elevation will be repaired and lit to highlight the craftsmanship.  The 
decorative brick detailing will be tuck-pointed as needed and preserved.   

116 East Hennepin (3-story, Harness Shop): 
The proposed alterations are consistent with the Saint Anthony Falls Historic District Guidelines 
relative to the significance of the East Hennepin-Central corridor that supports commercial activity in 
relation to the Falls.  The traditional American storefront of the building will be restored with large 
openings “used to maximize visibility and access to goods and services offered inside.” (HPC, 60).   
 
The architectural detailing of the building, as experienced from the commercial corridor, will be 
preserved and restored.  Decorative brick quoining, rounded brick arches above the third story 
windows, and flat arches above second story windows will remain on the primary façade, as will stone 
window sills.  The three, single clay medallions located above the third story windows, along with the 
metal cornice and lettering on the freeze will remain.  The extant wood windows will be repaired and 
wood storm windows added to replace aluminum storms. The rear portion of this building does not 
contain significant stylistic and architectural features and therefore the proposed demo of the back 
wall and wood stairs and porches on the basement and first floor levels, in order to incorporate it into 
the larger development, will not materially impair the significance and integrity of the district. 
 
A roof deck will be added on the Harness Shop building and will be set back approximately 8 feet from 
the parapet.  This deck will have a glass railing, so as to appear more transparent.  The deck will also 
have a pergola approximately 15 feet from the parapet.  Aligning the roof deck towards East Hennepin 
will help reinforce the active uses and maximize “eyes on the street” desired by the neighborhood 
(NIEBNA, 2-11) and the City (as part of both a Community Activity Center and Pedestrian Overlay 
District) and also be a contemporary adaptation that supports the historic significance of the street 
as an active commercial corridor connecting to riverfront activity.   
 

B. New Building 
 
The SAFHD Guidelines recommend preserving existing building fabric and creating new buildings 
compatible in height and scale with the context of the specific block and character area, in this case 
Hennepin and Central District, Character Area J.  The new low-rise (4-6 stories per the SAFHD 
Guidelines) building proposed is identified as the “most appropriate” height for the character area in 
the SAFHD Guidelines.  
 
The Infill Building portion of the new building, between 112 E. Hennepin and the Harness Shop 
building, will highlight the two surrounding historic buildings rather than detract from them.  A taller 
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infill building was historically situated in this location. The building proposed is simple and rectilinear 
in form, is darker to allow the surrounding buildings to be highlighted, and features a contemporary 
adaptation of the proportions of the historic buildings in fenestration and height by stepping up as it 
moves back from Hennepin Avenue.  This portion of the new building will abut both structures and 
connect to the surrounding building at various points internally, much as the infill buildings on site 
today connect at the first floor.  This part of the building will align horizontally at the street front edge 
while creating a slight setback adjacent to the Nye’s Bar and Harness Shop buildings.  The slight 
setback will allow for full cornice work of the adjacent buildings to be highlighted on their primary 
facades.  The Infill Building portion abuts the southwest elevation of the Harness Shop building, which 
does not have any fenestration. 
 
The balconies that will be added only to the new, infill buildings on the site “do not draw undue 
attention away from the character” of the surrounding historic buildings and are “subordinate to the 
overall historic context.” (HPC, 55).  The new balconies on the primary frontage on East Hennepin 
Avenue will be inset, reinforcing the simple rectangular form of the structure (HPC, 56).  The slight 
projection of the balcony, by approximately one foot, provides a detail in the façade to break up the 
surrounding masonry and other materials and provide a contemporary reflection of the stone window 
sills of the adjacent three-story Harness Shop building.  Balconies located in other areas of the infill 
building will be hung balconies and are both appropriate in the district and seen on many other 
buildings in local historic districts such as 222 Hennepin and Mill and Main.  New balconies will be 
aluminum and have simple aluminum railings compatible in color. 
 
The private residential patio on the roof of the fourth floor of the infill building will be set back a 
minimum of 8 feet from the parapet and enclosed with a glass railing.  Again, this is a contemporary 
adaptation that supports the historic significance of the street as an active and vibrant commercial 
corridor.  The new construction and building equipment will not materially impair the integrity or 
significance of the historic district.  The building equipment (HVAC) will be hidden as much as possible 
from view as outlined in Section 7.6 and 7.7 of the SAFHD, page 54.  Externally mounted equipment 
will be placed on the roofs of the buildings and setback a minimum of 10 feet, so as to minimize view 
from the East Hennepin commercial corridor at-grade.  The electrical transformers, if given approval 
by and in coordination with the City of Minneapolis and Xcel Energy, will be placed in a vault below 
grade to minimize visual impact.  Most of the residential units will utilize magic packs for heating and 
cooling, which are a low profile system that consist of one vent per unit that is flush with the building 
façade.  The vents will be designed to blend in with the building and will be colored to minimize 
visibility.  Magic Packs have been used elsewhere in the St. Anthony Falls and Warehouse Historic 
districts including on Mill and Main, The Paxon, and 222 Hennepin.   
 
The building design will incorporate many key features outlined in the Saint Anthony Falls Historic 
District Guidelines including:  

 maintain the alignment of building fronts along the street (9.1),  
 contemporary interpretations of architectural details are appropriate (9.5),  
 design a new building to reflect its time while respecting key features of its context (9.4),  
 incorporate traditional façade articulation techniques in a new design (9.7),  
 maintain the traditional size of buildings as perceived at street level within the surrounding 

context (9.8),  
 provide variation in building height in a large development, divide building into subordinate 

modules while avoiding excessive modulation, which would be out of character with forms in 
the area (9.11),   
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 utilize changes in design features so the building reads as separate building modules reflecting 
traditional building widths and massing (9.12.b),  

 new commercial mixed use buildings should incorporate a base, middle and cap (9.14),  
 the façade should appear as a relatively flat surface with projecting or recessed articulations 

as subordinate to the dominant form (9.15.d),  
 use simple rectangular roof forms (9.16),  
 locate primary building entrances to face the street (9.18),  
 building materials shall be similar in scale, color, texture and finish to those seen historically 

in context (9.20),  
 a façade should have one principal material and may have one to two additional materials for 

trim and details (9.20b),  
 design a building to incorporate ground floor storefronts in commercial settings whenever 

possible (9.23a),  
 incorporate design features found in traditional storefronts (9.23b),  
 windows to reflect traditional rhythm and general alignment of windows in the area (9.24),  
 continue the use of canopies and awnings within the district (9.26),  
 orienting buildings to follow historic orientation patterns (10.57),  
 low-rise and very low-rise building heights are the most appropriate [for Character Area J] 

(10.58). 

 

(5) The alteration will not materially impair the significance and integrity of the landmark, historic district 
or nominated property under interim protection as evidenced by the consistency of alterations with 
the recommendations contained in The Secretary of the Interior's Standards for the Treatment of 
Historic Properties.  

A. Existing Buildings 

112 East Hennepin (2-story, Nye’s Bar):  The building at 112 East Hennepin will be rehabilitated while 
retaining and preserving the historic character of the property.  The unsympathetic façade additions 
at the first level will be removed and the original fenestrations and cast iron column work uncovered.  
The storefront will be rehabilitated or replaced as needed and will be compatible with the remaining 
character-defining features of the building, as recommended in the Secretary’s Standards.   

The distinctive materials, features, finishes and construction techniques used on the exterior of the 
building will be preserved.  Deteriorated historic features will be repaired rather than replaced as 
feasible or substitute materials, in form and design, will be utilized that convey the feature and finish 
of the historic fabric.  Masonry will be cleaned and tuck-pointed only as necessary to halt deterioration 
when evidence of deterioration is present.  Mortar joints will be duplicated in strength, composition, 
color, texture, width and joint profile to existing mortar.  The metal cornice will be repaired and 
painted. 

The flat roof structure of the building will be replaced.  The original parapet walls and copings will be 
preserved to the extent possible.   

116 East Hennepin (3-story, Harness Shop): The building at 112 East Hennepin will be rehabilitated 
while retaining and preserving the historic character of the property as a commercial building.  The 
unsympathetic façade additions at the first level will be removed and the original fenestration 
patterns uncovered.  The storefront will be rehabilitated or replaced as needed to maintain the 
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historic integrity of the commercial district.  The design will be compatible with the remaining 
character-defining features of the building, as per the Secretary’s Standards. 

The distinctive materials, features, finishes and construction techniques used on the exterior of the 
building will be preserved.  Deteriorated historic features will be repaired rather than replaced as 
feasible, or substitute materials in form and design will be utilized that convey the feature and finish 
of the historic fabric.  Masonry will be cleaned and tuck-pointed only as necessary to halt deterioration 
when evidence of deterioration is present.  Mortar joints will be duplicated in strength, composition, 
color, texture, width and joint profile to existing mortar.  The metal cornice will be repaired and 
painted. 

The flat roof structure of the building and decking will be replaced.  The original parapet walls and 
copings will be preserved on the primary façade and to the first structural bay.  The parapet towards 
the back of the building may not be preserved as that portion of the building will be integrated into 
the new infill building and will likely be obscured from street view by the new infill building. 

The proposed design removes the rear wall on the basement and first floor levels and exterior wood 
stairs and porches of the building in order to integrate the building into the new construction.  This 
strategy will minimize historic material loss to the extent possible.   

The NPS Preservation Brief 14 notes that the first place to consider placing a new addition is in a 
location where the least amount of historic material and character-defining features will be lost.  “In 
most cases, this will be on a secondary side or rear elevation.” (NPS).  The most significant aspects of 
the existing Harness Shop building are those on the historic primary façade, which will be renovated.  
Therefore, the removal of the rear wall on the basement and first floor levels of the building will not 
materially impair the significance or integrity of the historic district. 

B. New Buildings 

The new 4-6 story infill building will maintain the spatial relationships that characterize the property.  
The new structure will primarily be placed in areas currently occupied by non-contributing buildings 
and non-historic surface parking lots.   

The design of the infill building reflects a contemporary interpretation of traditional designs.  The infill 
building will be designed in a manner that makes clear that it is a new building while demonstrating 
compatibility with the surrounding historic buildings in part by referencing design motifs from them.  
Much like the buildings constructed during the period of significance in the area, which were mostly 
constructed with masonry materials, the new building will be constructed with materials and design 
that are of the current time.  Each building on the site will be a physical record of its time, place, and 
use to future generations.   

The new building materials will convey the essence of modularity, as well as texture and finish of 
historic materials used in the area.  The infill building will be primarily constructed with durable 
materials such as masonry, brick, cast stone, metal, and concrete.  Metal and cement fiber board will 
be used as an accent material. 

The fenestration pattern and window materials will be compatible with the context of the 
neighborhood in rhythm and quality.  The at-grade windows will be large, clear glass, aluminum 
display windows which will contain non-operable transoms. The proposed windows above the ground 
level will be a fiberglass composite material with clear glazing, and awning style openings that are 
reflective of current design trends.  The shape will be vertically oriented, which is compatible with 
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historic design proportions in the area, and a similar ratio of solid wall-to-window area will be 
employed in the new building as was historically seen in the neighborhood.      

 

(6) The certificate of appropriateness conforms to all applicable regulations of this preservation ordinance 
and is consistent with the applicable policies of the comprehensive plan and applicable preservation 
policies in small area plans adopted by the city council.  
 
A. Existing Buildings 

112 East Hennepin (2-story, Nye’s Bar):  The certificate of appropriateness for alteration conforms to 
the regulations of the preservation ordinance, as well as the comprehensive plan and Nicollet Island 
East Bank Small Area Plan (part of the comprehensive plan).  The relationship of the alterations to the 
preservation guidelines have been referenced throughout this application in prior questions. The 
Minneapolis Plan for Sustainable Growth’s preservation policy notes in Section 8.1.1 “Protect historic 
resources from modifications that are not sensitive to their historic significance.”  (CC, 8.1.1) The 
modifications proposed for 112 East Hennepin are sensitive to the building’s historic significance as 
part of the East Hennepin commercial corridor. Further, the development as a whole preserves and 
maintains this building in place, part of policy 8.1.3 from the Plan to “Encourage new developments 
to retain historic resources, including landscapes, incorporating them into new development rather 
than removal.”  (CC, 8.1.3) 

The Nicollet Island East Bank Neighborhood Association (NIEBNA) small area plan highlights that the, 
“East Bank will provide a continuous and ‘active’ street front wall…Large storefront windows will 
encourage meaningful interactions between the interior and the exteriors of the buildings.” (NIEBNA, 
4-3)  One of the Major Strategic Goals of the neighborhood, as defined by the plan, will be achieved 
by restoring the first floor of the building to a traditional American storefront design and thereby, 
“restoring East Hennepin to its historic commercial roots”(NIEBNA, ES-3).  Further, the design 
conforms to the NIEBNA guidelines in that, “for existing buildings, non-transparent façade elements 
should be made transparent whenever possible consistent with the overall design of the building.” 
(NIEBNA 2-12)   

 

116 East Hennepin (3-story, Harness Shop): 

The certificate of appropriateness for alteration conforms to the regulations of the preservation 
ordinance, as well as the comprehensive plan and Nicollet Island East Bank Small Area Plan.  The 
relationship of the alterations to the preservation guidelines have been referenced throughout this 
application in prior questions.  The Minneapolis Plan for Sustainable Growth’s preservation policy 
notes in Section 8.1.1 “Protect historic resources from modifications that are not sensitive to their 
historic significance.”  (CC, 8.1.1) The modifications proposed for 116 East Hennepin are sensitive to 
the building’s historic significance as part of the East Hennepin commercial corridor because it 
maintains its key architectural and design features on the commercial facade. Further, the 
development as a whole maintains this building in place with the exception of removing the rear wall 
on the basement and first floor levels.  This treatment is compatible with part of policy 8.1.3 from the 
Plan to “Encourage new developments to retain historic resources, including landscapes, 
incorporating them into new development rather than removal.”  (CC, 8.1.3)  The key historic features 
and attributes of the building will be maintained. 
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As with 112 East Hennepin, the restoration of this building to a traditional American storefront design 
achieves one of the Major Strategic Goals of the neighborhood, to restore “East Hennepin to its 
historic commercial roots”(NIEBNA, ES-3).  The Nicollet Island East Bank Neighborhood Association 
(NIEBNA) small area plan highlights that the “East Bank will provide a continuous and ‘active’ street 
front wall…Large storefront windows will encourage meaningful interactions between the interior and 
the exteriors of the buildings.” (NIEBNA, 4-3)  Further the design conforms to the NIEBNA guidelines 
in that, “for existing buildings, non-transparent façade elements should be made transparent 
whenever possible consistent with the overall design of the building.” (NIEBNA 2-12) 
 
The removal of the rear wall of the basement and first floor of this building in order to integrate it 
with the new construction is compliant with the NIEBNA goal of “respect for the historic character of 
the neighborhood while providing buildings that meet contemporary residential, retail and 
commercial standards.”  (NIEBNA, 4-2)   
 

B. New Buildings 

The new 4-6 story, low-rise infill building is consistent with the SAFHD guidelines, and the 
comprehensive plan, of which the NIEBNA small area plan is a part.  Placing a low-rise infill building 
on the site, which are noted as the “most appropriate” building height classifications for the Character 
Area J (HPCG, 156), while still providing a high density project (155 units/acre) meets the intent of all 
of the relevant plans.  The NIEBNA small area plan encourages “mixed use structures that will 
accommodate significant increases in population and employment on the East Bank” (NIEBNA, ES-5) 
and notes that “new development will be larger in scale than historic development” (NIEBNA, 4-3).    
The design of the infill building is compatible with the historic fabric surrounding them, meeting policy 
goal 8.1.2 in the Minneapolis Plan for Sustainable Growth.  Further, the new development 
incorporates the two historic buildings into the site design, meeting policy goal 8.1.3 to “Encourage 
new developments to retain historic resources, including landscapes, incorporating them into new 
development rather than removal.”  (CC, 8.1.3) 

The comprehensive plan encourages high density development along commercial corridors in 
appropriately zoned locations.  The site is zoned C3A, Community Activity Center, which is 
“established to provide for the development of major urban activity and entertainment centers with 
neighborhood-scale retail sales and services.” (MPLS, 548.320)  The density proposed in all of the 
buildings combined is 155 units/acre, which is appropriately located in this C3A zoning location per 
the comprehensive plan. 

Streetscape enhancements will support the comprehensive plan goals and improve the connection 
between the heart of the East Hennepin-Central commercial district and the riverfront, a connection 
that has been diminished in Character Area J since the period of significance.  New landscape and 
streetscape elements will be added to the right-of-way surrounding the site which will be reflective 
of, and compatible with, the historic commercial use in the area, the preservation ordinance, the 
comprehensive plan, and the NIEBNA small area plan.  Elements include: trees and planting beds, pole 
lighting, building lighting, bicycle racks, bump outs on corners, and widened sidewalks.  The NEIBNA 
small area plan lists increased emphasis on the pedestrian with amenities such as those listed above 
as “Top Priorities” (NIEBNA, ES-4).  This property is also located in a Pedestrian Oriented Overlay 
District which is “established to preserve and encourage the pedestrian character of commercial areas 
and promote street life and activity” (MPLS, 551.60).  Improving connections to the riverfront is also 
listed as a “Top Priority” in the NIEBNA plan (NIEBNA, ES-4).  Enhancements made in the public realm 
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adjacent to the buildings will improve the streetscape, which is also encouraged in Section 10.56 of 
the SAFHD Guidelines (p 156).      

 
 

(7) The destruction is necessary to correct an unsafe or dangerous condition on the property, or that there 
are no reasonable alternatives to the destruction. In determining whether reasonable alternatives exist, 
the commission shall consider, but not be limited to, the significance of the property, the integrity of 
the property and the economic value or usefulness of the existing structure, including its current use, 
costs of renovation and feasible alternative uses. The commission may delay a final decision for a 
reasonable period of time to allow parties interested in preserving the property a reasonable 
opportunity to act to protect it.  
 
A. Existing Buildings (non-contributing buildings are addressed in a separate document) 

112 East Hennepin (2-story, Nye’s Bar):  The Nye’s Bar building will remain intact, with the exception 
of the rear metal chimneys and the brick and metal chimneys on the northeast façade of the building, 
along with a very small section of cornice on the rear façade. The chimneys are not architectural 
details with strong association to the character of the building and the district. The chimneys will not 
be functional with the new infill building and will be removed for safety and code purposes in 
relationship to the overall development.  The cornice on the rear of the building is located where the 
new infill building will abut the Nye’s Bar building in order to meet code compliant egress for the 
building.  Removal of unsympathetic materials added to the Hennepin Avenue façade after the period 
of significance will occur, as noted previously in this document.  The “Nye’s Bar”, “Food” and “Liquors” 
signs will be removed from the exterior of the building as they are not property of the developer.    

Currently, the buildings on the site, including the non-compatible one-story additions, are all 
interconnected through a series of openings in the masonry walls of the existing buildings.  It will be 
determined through further analysis if these existing building openings are sufficient for code 
compliance, life safety, and contemporary functionality.  The very small size of the 112 E. Hennepin 
and 116 E. Hennepin building footprints necessitate the internal connection between the buildings in 
order to design spaces that will be functional and rentable to contemporary retail users.  The intention 
will be to keep as much of the fabric of the historic party walls as possible while meeting modern day 
compliance requirements.   

 

116 East Hennepin (3-story, Harness Shop):   

Removal of the rear wall on the basement and first floor levels of the Harness Shop building will be 
required to accommodate integration with the new construction and to meet the functional needs of 
the project as a whole.  The intention is to maintain as much of the historic fabric as possible.  The 
NPS Preservation Brief 14 notes that “a new exterior addition usually involves some degree of material 
loss to an external wall of a historic building but it should be minimized.” (NPS)  

The 116 building exit egress configuration does not meet current life safety and ADA code 
requirements.  In order to bring the building into code compliance the existing interior open stairs 
need to be removed, and the exterior stairs at the rear of the building will be removed.  From a life 
safety and ADA point of view, the 116 building will be incorporated into the new construction, as per 
discussions with the City of Minneapolis, so that the entire site is code compliant.   
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The new dwelling units created in the 116 building need to be ADA accessible.  In order to do this, 
levels two and three of the 116 building will need to be accessible from the main corridor on each 
corresponding level of the new building. Because of site conditions, the 116 building upper floors do 
not time out with the floors of the new construction, so the corridors of the new construction are 
needed to accommodate sloping to match the 2nd and 3rd floors of the 116 building.  Note that there 
will be three stories, accessed from the new building, constructed over the back approximately 25’ 
feet of the Harness Shop.  This design allows us to retain the majority of the Harness Shop while 
creating an aesthetically-pleasing and functional design.   

B. New Building 
 

Demolition analysis is not applicable to the certificate of appropriateness for new buildings.  Analysis 
related to various components of the site that will be demolished are included under those applicable 
sections. 
 

(8) The description and statement of significance in the original nomination upon which designation of the 
landmark or historic district was based.  

A. Existing Buildings 

112 East Hennepin (2-story, Nye’s Bar):  The historic designation of the district focuses on the 
urbanization of Saint Anthony Falls and the role of the Falls in the development of Minneapolis (HPC, 
26).  Relevant to this building and site, the commercial and business activities that developed in 
relationship to the saw and flour milling industries are the defining characteristics.  The SHPO has 
noted that the “commercial buildings are supportive of the district’s overall industrial theme.” (SHPO, 
1). The renovations and alterations will remain supportive of the commercial character of the district 
and further enhance that relationship through improved lighting, streetscape and active first floor 
uses.   

116 East Hennepin (3-story, Harness Shop): The historic designation of the district focuses on the 
urbanization of Saint Anthony Falls and the role of the Falls in the development of Minneapolis (HPC, 
26).  Relevant to this building and site, the commercial and business activities that developed in 
relationship to the saw and flour milling industries are the defining characteristics.  The SHPO has 
noted that the “commercial buildings are supportive of the district’s overall industrial theme.” (SHPO, 
1). The renovations and alterations will remain supportive of the commercial character of the district 
and further enhance that relationship through improved lighting, streetscape and active first floor 
uses. 

B. New Building 

The new infill building proposed is a reflection of the significance on which the designation of the 
historic district was based- the urbanization of the area around the Saint Anthony Falls.   The Character 
Area J, was once the principal business center on the east side of the river.  The SAFHD guidelines note 
subsequent auto-centric development patterns, of which the current site surface parking lot are a 
part.  The new infill building will eliminate the non-historic surface parking lot along the site, create 
additional commercial storefronts along East Hennepin Avenue, and re-engage the connection 
between the Falls and the principal business node in the area.   

 

(9) Where applicable, Title 20 of the Minneapolis Code of Ordinances, Zoning Code, Chapter 530, Site Plan 
Review.  
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A. Existing Buildings 

112 East Hennepin (2-story, Nye’s Bar):  The proposed renovations meet Site Plan Review standards 
outlined in the Minneapolis Code of Ordinances, Zoning Code, Chapter 530.  The building will remain 
in place, reinforcing the street wall and facilitating pedestrian access and circulation.   The 
architectural details of the building walls and fenestration will remain and be enhanced by repairs and 
renovations, including an improved storefront and principal entrance to the building retail use at the 
corner of Hennepin and Lourdes.   

116 East Hennepin (3-story, Harness Shop):  The proposed renovations meet Site Plan Review 
standards outlined in the Minneapolis Code of Ordinances, Zoning Code, Chapter 530.  The building 
will remain in place, reinforcing the street wall and facilitating pedestrian access and circulation.   The 
architectural details of the building walls and fenestration will remain and be enhanced by repairs and 
renovations, including an improved storefront and retail entry door.   

B. New Building 

The proposed renovations meet Site Plan Review standards outlined in the Minneapolis Code of 
Ordinances, Zoning Code, Chapter 530.  The infill building will reinforce the street wall by maximizing 
natural surveillance and facilitating pedestrian access.  The building walls contain fenestration 
patterns and architectural detail to create visual interest and divide the building into smaller 
identifiable sections.  There are no blank, uninterrupted walls exceeding 25 feet in length.  Exterior 
materials are durable and include brick, stone, metal, and glass.  The exterior of the rear and side 
walls are compatible to the front of the building.   

On the first floor, the building walls, windows, and access points are designed in compliance with Site 
Plan Review standards.  The principal entrance to the residential portion of the development, located 
along Second Street NE, is identified and defined through an aluminum canopy, side lights, and 
lighting.  Multiple storefront entrances, encouraged in the standards, are located along the Hennepin 
Avenue facades of the infill building.  Extensive glass is featured at the retail store fronts along 
Hennepin and wrapping around the 2nd Street side of the site towards the residential main entry.  
Collectively, these design elements encourage active uses and crime prevention through 
environmental design. 

Pedestrian access at the site is designed as a focal point, with minimized curb cuts (placed at the rear 
of the building), enlarged sidewalks (between 11’ and 13 ½’), and improved lighting. The parking 
contained within the new building is below grade or enclosed at grade at the rear of the building and 
replaces surface parking on the site.   

 

10) The typology of treatments delineated in the Secretary of the Interior's Standards for the Treatment of 
Historic Properties and the associated guidelines for preserving, rehabilitating, reconstructing, and 
restoring historic buildings.  

A. Existing Buildings 
112 East Hennepin (2-story, Nye’s Bar):  The building at 112 East Hennepin will be rehabilitated while 
retaining and preserving the historic character of the property.  The unsympathetic façade additions 
at the first level will be removed and the original fenestrations and cast iron column work uncovered.  
The storefront will be rehabilitated or replaced as needed to maintain the historic integrity of the 
commercial district.  As limited pictorial documentation of the original storefront exists, it is 
anticipated that a physical assessment will be performed at the property.  If evidence of the building’s 
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historical appearance at the first floor is still not decipherable, a new design for a traditional American 
storefront compatible with the remaining character-defining features of the building will be 
implemented, as recommended in the Secretary’s Standards.   

The distinctive materials, features, finishes and construction techniques used on the exterior of the 
building will be preserved.  Deteriorated historic features will be repaired rather than replaced as 
feasible or substitute materials in form and design will be utilized that convey the feature and finish 
of the historic fabric.  The storefront will be repaired or recreated in wood. Masonry will be cleaned 
and tuck-pointed only as necessary to halt deterioration when evidence of deterioration is present.  
Mortar joints will be duplicated in strength, composition, color, texture, width and joint profile to 
existing mortar.  The metal cornice will be repaired and painted. 

The flat roof of the building will be replaced to repair water and other damage.  The original parapet 
walls and copings will be preserved to the extent possible.   

116 East Hennepin (3-story, Harness Shop): The building at 116 East Hennepin will be rehabilitated 
while retaining and preserving the historic character of the property as a commercial building.  The 
unsympathetic façade additions at the first level will be removed and the original fenestration 
patterns uncovered.  The storefront will be rehabilitated or replaced as needed to maintain the 
historic integrity of the commercial district.  As limited pictorial documentation of the original 
storefront exists, it is anticipated that a physical assessment will be performed at the property.  If 
evidence of the building’s historical appearance at the first floor is still not decipherable, a new design 
for a traditional American storefront compatible with the remaining character-defining features of 
the building will be implemented, as per the Secretary’s Standards. 

The distinctive materials, features, finishes and construction techniques used on the exterior of the 
building will be preserved.  Deteriorated historic features will be repaired rather than replaced as 
feasible or substitute materials in form and design will be utilized that convey the feature and finish 
of the historic fabric.  Masonry will be cleaned and tuck-pointed only as necessary to halt deterioration 
when evidence of deterioration is present.  Mortar joints will be duplicated in strength, composition, 
color, texture, width and joint profile to existing mortar.  The metal cornice will be repaired and 
painted. 

The flat roof of the building and decking will need replacement.  The original parapet walls and copings 
will be preserved on the primary façade and to the first structural bay.  The parapet towards the back 
of the building may not be preserved as that portion of the building will be integrated into the new 
infill building and will likely be obscured from street view by the new infill building. 

The proposed design removes the rear wall of the basement and first floor of the building in order to 
integrate it into the new construction and to meet functional needs of the project as a whole.  The 
NPS Preservation Brief 14 notes that the first place to consider placing a new addition is in a location 
where the least amount of historic material and character-defining features will be lost.  “In most 
cases, this will be a secondary side or rear elevation.”  (NPS)  The most significant aspects of the 
existing Harness Shop building are those on the historic primary façade, which will be renovated. 

B. New Building 

The new 4-6 story infill building will maintain the spatial relationships that characterize the property.  
The new structure will be placed in areas currently occupied by non-contributing buildings and non-
historic surface parking lots.  The new, six-story building to the rear of the Harness Shop will be 
constructed with the least possible loss of historic materials and so that the character defining 
features of the Harness Shop storefront will be maintained.   
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The design of the infill buildings reflects a contemporary interpretation of traditional designs.  The 
new buildings will be distinguishable from the adjacent historic buildings while also remaining 
compatible within the surrounding context of the character of the neighborhood.  Much like the 
buildings during the period of significance in the area, which were mostly constructed with masonry, 
the new building will be constructed with materials and a design that are of the current time.  Each 
building on the site will be a physical record of its time, place and use to future generations.  

The new building materials will convey the essence of modularity and texture/finish of historic 
materials used in the area.  On the Hennepin/Second portion of the new building, brick will be the 
primary material used with one or two accent materials for decorative work, as directed in Section 
9.20 of the SAFHD Guidelines.  The Lourdes facing portion of the building will be brick masonry and 
the Infill Building portion between the two historic buildings will be metal panel.  All told, the new 
building will be primarily constructed with durable materials such as masonry, brick, cast stone, and 
concrete.  Metal and cement fiber board will be used as accent materials. 

The fenestration pattern and window materials will be compatible with the context of the 
neighborhood in rhythm and quality.  The at-grade windows will be large, clear glass, aluminum 
display windows which will contain non-operable transoms. The proposed windows above the ground 
level will be a fiberglass composite material with clear glazing, and awning style openings that are 
reflective of current design trends.  The shape will be vertically oriented, which is compatible with 
historic design proportions in the area, and a similar ratio of solid wall-to-window area will be 
employed in the new building as was historically seen in the neighborhood.      

Entrances to the new building will be reflective of traditional commercial storefronts and primary 
entrances seen historically in the area.  The primary entrance for the residential portion of the 
development will be oriented to Second Street, a residential street in the neighborhood, and will 
include a canopy and sidelights to convey a sense of scale to the pedestrian.  The commercial 
storefronts along Hennepin Avenue will contain recessed entries in the six-story portion of new 
building and flush entry at the four-story portion.  Canopies and lighting will be used to distinguish 
the entryways.  The various storefronts will be modulated to a pedestrian scale in the building to be 
experienced as a series of smaller storefronts as would have historically been the case. 

The new construction and building equipment will not materially impair the integrity or significance 
of the historic district.  The building equipment will be hidden from view as much as possible as 
outlined in Section 7.6 and 7.7 of the SAFHD, page 54.  Externally mounted equipment will be placed 
on the roofs of the buildings and placed at least 10 feet from the roof edge, so as to minimize the view 
from the East Hennepin commercial corridor.  The electrical transformers, upon approval by and 
coordination with Xcel Energy and the City of Minneapolis, will be placed in a vault below grade to 
minimize visual impact.  Most of the residential units will utilize magic packs for heating and cooling, 
which are a low profile system that consist of one vent per unit that is flush with the building façade.  
The vents will be designed to blend in with the building in profile and color.   As recommended in The 
Standards, a large portion of the new addition is placed at the rear of the historic buildings.  The infill 
construction repairs the historic streetscape plane and is compatible with the historic buildings. 

 
11) The alteration is compatible with and will ensure continued significance and integrity of all contributing 

properties in the historic district based on the period of significance for which the district was 
designated.  

A. Existing Buildings 
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112 East Hennepin (2-story, Nye’s Bar):  The proposed alterations are compatible with and will ensure 
continued significance and integrity of all contributing properties in the historic district based on the 
period of significance.  The building will remain in place and renovations will complement the 
architectural features and functionality from within the period of significance.  The renovations of the 
two historic buildings on this block, and new infill, will provide an important connection that has been 
lost between the East Hennepin commercial district and the riverfront/falls, enhancing the 
significance and integrity of contributing properties in the historic district.   

116 East Hennepin (3-story, Harness Shop):  The proposed alterations are compatible with and will 
ensure continued significance and integrity of all contributing properties in the historic district based 
on the period of significance.  The building will remain in place and renovations will complement the 
architectural features and functionality from within the period of significance.  The renovations of the 
two historic buildings on this block, and new infill, will provide an important connection that has been 
lost between the East Hennepin commercial district and the riverfront/falls, enhancing the 
significance and integrity of contributing properties in the historic district.   

B. New Building 

The SAFHD Character Area J guidelines advise that new infill buildings should “retain the feeling 
created along Hennepin Avenue by the historic storefront buildings and minimize impacts on adjacent 
historic resources while allowing high-quality contemporary design in new infill buildings.” (HPC, 156)  
The new low-rise structure is similar in height to surrounding buildings and, because of positive grade 
changes, is nearly the same elevation of the roof of the neighboring Lourdes Church.  The adjacent 
Lourdes Church steeple rises high above the roof of the proposed buildings and maintains the steeple 
as a focal point in the neighborhood.  Across Hennepin Avenue, the East Bridge office building at the 
base of the Pinnacle/Falls tower is of a similar height to the proposed six-story infill building.  Across 
Lourdes Place, the Riverplace office building is also of similar height to the proposed six-story infill 
building.  Interspersed among the historic buildings in the neighborhood are more recent high-rise 
residential apartments, townhomes and other commercial and residential development (HPC, 155).   

The section of the new building between the two historic structures provides high-quality 
contemporary design that reflects a simple, rectilinear form, as well as traditional structural and retail 
modules in width and height.  This part of the infill building is compatible in height to the abutting 
historic buildings and will utilize metal to subtly contrast with the historic brick structures on either 
side.  The building will contribute to the visual continuity of the specific area context by bringing in 
both historic and contemporary materials and design elements and creates an elegant link between 
the two historic buildings on site.  The new construction reinvigorates a damaged street face of 
surface parking and missing building facades with compatible infill. 

 

12) Granting the certificate of appropriateness will be in keeping with the spirit and intent of the ordinance 
and will not negatively alter the essential character of the historic district.  

A. Existing Buildings 

112 East Hennepin (2-story, Nye’s Bar):  Granting the certificate of appropriateness will be in keeping 
with the spirit and intent of the ordinance and will not negatively alter the essential character of the 
historic district.   The proposed project restores the significant traditional American storefront 
elements which reinforce the cultural landscape of residential and commercial development that 
grew from the urbanization of the area around the Falls.   
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116 East Hennepin (3-story, Harness Shop):   Granting the certificate of appropriateness will be in 
keeping with the spirit and intent of the ordinance and will not negatively alter the essential character 
of the historic district.   The proposed project restores the significant traditional American storefront 
elements which reinforce the cultural landscape of residential and commercial development that 
grew from the urbanization of the area around the Falls.   

B. New Building 
The new construction building will not negatively alter the essential commercial character of the 
district, but rather will enhance and provide greater connection between the Falls and the center of 
the commercial district.  Granting the certificate of appropriateness for the new infill building will be 
in keeping with the intent of the ordinance to “retain the feeling created along Hennepin Avenue by 
the historic storefront buildings…while allowing for high-quality contemporary design in new infill 
buildings.” (HPC, 156).  Enhancements to the landscape and streetscape improve and reinforce the 
activity of the public realm in this Community Activity Area.   
 
The building design will incorporate many key features outlined in the Saint Anthony Falls Historic 
District Guidelines including:  

 maintain the alignment of building fronts along the street (9.1),  
 contemporary interpretations of architectural details are appropriate (9.5),  
 design a new building to reflect its time while respecting key features of its context (9.4),  
 incorporate traditional façade articulation techniques in a new design (9.7),  
 maintain the traditional size of buildings as perceived at street level within the surrounding 

context (9.8),  
 provide variation in building height in a large development, divide building into subordinate 

modules while avoiding excessive modulation, which would be out of character with forms in 
the area (9.11),   

 utilize changes in design features so the building reads as separate building modules reflecting 
traditional building widths and massing (9.12.b),  

 new commercial mixed use buildings should incorporate a base, middle and cap (9.14),  
 the façade should appear as a relatively flat surface with projecting or recessed articulations 

as subordinate to the dominant form (9.15.d),  
 use simple rectangular roof forms (9.16),  
 locate primary building entrances to face the street (9.18),  
 building materials shall be similar in scale, color, texture and finish to those seen historically 

in context (9.20),  
 a façade should have one principal material and may have one to two additional materials for 

trim and details (9.20b),  
 design a building to incorporate ground floor storefronts in commercial settings whenever 

possible (9.23a),  
 incorporate design features found in traditional storefronts (9.23b),  
 windows to reflect traditional rhythm and general alignment of windows in the area (9.24),  
 continue the use of canopies and awnings within the district (9.26),  
 orienting buildings to follow historic orientation patterns (10.57),  
 low-rise and very low-rise building heights are the most appropriate [for Character Area J] 

(10.58). 
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13) The certificate of appropriateness will not be injurious to the significance and integrity of other 
resources in the historic district and will not impede the normal and orderly preservation of surrounding 
resources as allowed by regulations in the preservation ordinance.  
 
A. Existing Buildings 

112 East Hennepin (2-story, Nye’s Bar):  Preserving the building in place, with minor interior and 
exterior renovations will not be injurious to other resources within the district and will not have an 
impact on preservation of surrounding resources.   

116 East Hennepin (3-story, Harness Shop):  Preserving the building in place, with interior and 
exterior renovations will not be injurious to other resources within the district and will not have an 
impact on preservation of surrounding resources.  The removal of the rear wall of the basement and 
first floor levels of the building is a unique condition to this site and building necessary to integrated 
the existing building with the new construction and will not be injurious to the significance of that 
building.  The defining features of the Harness Shop building, along the Hennepin Avenue façade, will 
be renovated and the commercial/residential mixed-use of the building retained.  

B. New Building 
The certificate of appropriateness to allow construction of an infill building on the site will not be 
injurious to the integrity of other resources, or the district, nor impede preservation of surrounding 
resources.  The new low-rise structure is similar in height to surrounding buildings and the roof 
elevation similar to that of the neighboring Lourdes Church, due to positive grade changes in the area.  
The adjacent Lourdes Church steeple rises high above the roof of the proposed building and maintains 
the steeple as a focal point in the neighborhood.  Across Hennepin Avenue, the East Bridge office 
building at the base of the Pinnacle/Falls tower is of a similar height to the proposed six-story infill 
building.  Across Lourdes Place, the Riverplace office building is also of similar height to the proposed 
six-story infill building.  Interspersed among the historic buildings in the neighborhood are more 
recent high-rise residential apartments, townhomes and other commercial and residential 
development (HPC, 155).   

Likewise, the section of the new building between the two historic structures provides high-quality 
contemporary design that reflects a simple, rectilinear form as well as traditional structural and retail 
modules in width and height.  This portion of the infill building is compatible in height to the 
surrounding historic buildings and will utilize metal to subtly contrast with the historic brick structures 
on either side.  The building will contribute to the visual continuity of the specific area context by 
incorporating both historic and contemporary materials and design elements.   
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Photos: 112 E Hennepin ~ The Nye’s Bar Building

Clockwise from Top: View of Nye’s Bar Building from
Hennepin Avenue and Lourdes Place; Second story
Hennepin Ave façade (preserve windows, cornice, and
dentils); First story Hennepin Ave façade (remove brick
and restore original storefront).



Photos: 112 E Hennepin ~ The Nye’s Bar Building

Clockwise from Top Left: Main building entry will be
opened up and the original storefront restored;
original column will be day-lighted and restored at
corner of Hennepin Ave and Lourdes Place; Second
story Lourdes Place façade (preserve windows,
cornice, and dentils).



Photos: 112 E Hennepin ~ The Nye’s Bar Building

Clockwise from Top: Lourdes Place (SW) façade (open brick infill and
replace windows); Corner between Lourdes Pl and parking lot facades
(building will be joined with new infill building); Second story of
Lourdes Place façade (preserve windows, cornice, and dentils).



Photos: 112 E Hennepin ~ The Nye’s Bar Building

Clockwise from Top: Northeast
façade of Nye’s Bar Building (will be
joined with new 4-6 story infill
building); Southeast façade
illustrating change in material
between facades (will be joined with
new infill building); Northeast façade
of Nye’s Bar Building.



Photos: 116 E Hennepin ~ The Harness Shop

Clockwise from Top: View of
the Harness Shop building from
Hennepin Avenue; Hennepin
Ave façade (first floor façade
will be opened and restored to
original storefront); Hennepin
Ave façade (upper floors will
have quoins, windows, cornice,
and dentils preserved).



Photos: 116 E Hennepin ~ The Harness Shop

Clockwise from Top: View of the rear portion of the
Harness Shop building from parking lot (will remove
the wood stairs and porches and integrate into new
infill building); rear of Harness Shop; close-up of rear
portion of Harness Shop building.

Rear portion of the Harness Shop building.



Photos: 120 E Hennepin (Non-Contributing Building)

From Top: View of single-story 120 E Hennepin
building from Hennepin Avenue (to be demolished);
120 E Hennepin view of 2nd Street SE façade; 120 E
Hennepin from rear parking lot.



Photos: One-Story Addition (Non-Contributing Building)

Clockwise from Top: View of one-story addition to 112 E
Hennepin from Hennepin Avenue (to be demolished);
rear portion of the one-story addition; Hennepin Avenue
façade of one-story addition (note that signs are the
property of the restaurant and not the developer).
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1  Select wood components are kiln dried, 

and treated with water/insect repellent 
and preservative. Interior wood surfaces 
are available in pine or mixed grain fi r, or 
optional wood species including cherry, 
hickory, African mahogany, maple, oak, 
walnut, alder or vertical grain fi r. Interior 
sur faces are available unfi nished or 
factory primed. Optional factory-applied 
fi nishes are available in a variety of 
stains and basecoats.

2  Wood components are fi tted with 
aluminum extrusions on the exterior. 
50 exterior colors that meet AAMA 2604 
specifi cations are available, as well as 
custom colors. Also available is a 
selection of seven exterior anodized 
options. Integral, butyl-backed corner 
keys provide a positive, tight seal.

3  A Fibrex® material thermal barrier 
encompasses the interior perimeter of 
the frame and is a natural beige color. 

Glazing
4  High-performance Low-E4® glass 

with a low-conductance spacer. Triple 
insulated glass, tinted, clear IG, 
high-altitude glass and other special 
glazing options are available.

5  Glass is fi xed in place from the interior 
with wood stops that can be removed for 
easy reglazing if necessary. Glass stops 
available in colonial and contemporary 
profi les.

Weather Strip
6  A continuous perimeter bulb weather 

strip around the frame is positioned on 
the Fibrex material and provides a solid 
surface contact with the sash. 

A secondary bulb weather strip is applied 
on three sides of the sash into a stand- 
alone kerf on the aluminum extrusion. 
Available in white or optional black.

Hardware
7  Equipped with a stainless steel gear 

operator, concealed hinges and hinge 
track. Radius units use stainless steel 
piano hinges.

Concealed sash locks (multi-point on 
units over 2'-8" high) provide a positive 
lock by operating one convenient lever. 
Stainless steel keepers resist corrosion.*

Locks, handles and operator covers are 
available in 10 fi nishes and can be shipped 
separately closer to job completion.

Electric operators are available in bronze, 
white, black or gold.

ADA compliant hardware is available 
upon request.
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MDL = Modern Divided Lights*

CDL = Classic Divided Lights*

Removable = Removable wood grilles

Flat = Between-glass grilles
Contoured = Between-glass grilles

See page 24 for more information on our divided light options. 

Construction locks and crank handles 
keep your permanent window hardware 
away from the construction process and 
possible damage, yet allow operation of 
windows during construction.

Window Anchorage
Folding vinyl nailing fi ns are pre-applied 
into a kerf on the frame exterior to facilitate 
installation. Optional aluminum fl anges or 
metal installation clips are available.

8  Insect Screens 
Charcoal fi berglass screen mesh fi ts into 
an aluminum frame in colors of bronze, 
white or gold as well as optional black. 
Aluminum screen mesh and wood-veneered 
insect screen also available as options.

TruScene® insect screens available in 
painted aluminum or wood-veneered 
options.

Eagle Axiom® retractable insect screen 
available in wood-veneered options. 

See page 26 for more information on our 
insect screen options. 

9  Divided Lights
Modern Divided Lights. Fixed interior 
and exterior grilles with internal spacers 
between two panes of glass. Available in 
5⁄8", 7⁄8", 11⁄8", 11⁄2" or 21⁄4" widths and 
colonial or contemporary profi les.

Classic Divided Lights. Fixed exterior and 
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Available in 5⁄8", 7⁄8", 11⁄8", 11⁄2" or 21⁄4" 
widths and colonial or contemporary 
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Between-glass grilles. Available in 5⁄8" 
fl at or 1" contoured aluminum profi les. 
Two-tone colors of colony white/pebble 
tan, colony white/sierra bronze or colony 
white/forest green are available on the 
1" profi le.

Removable wood grilles. Removable 
wood grilles are available in a 7⁄8" width 
and colonial or contemporary profi les. 
Optional surround and fi xed exterior 
grilles also available.

10  Privacy Options 
System 3 Blinds. A 5⁄8" aluminum slat 
blind is mounted to an extruded aluminum 
blind panel and applied to the window, 
creating a triple-glazed window boasting 
privacy and energy-effi ciency. Available in 
four colors. Blind panels are offered in 
white, tan, gold or an optional wood 
veneer to match your interior. 

System 3 Shades. Pleated fabric shades 
are available in four colors to effortlessly 
and beautifully fi lter the light. See page 
27 for more details. 

VeriLockTM Sensors
Innovative technology that integrates 
wireless security sensors into select 
casement windows. These exclusive 
sensors are unique as they detect 
whether the windows are locked or 
unlocked*  — a feature no other sensors
can provide. See pages 6–7 for details.
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MANAGEMENT SUMMARY 

During November and December of 2014, 106 Group conducted an architecture/history evaluation for 
112 - 120 East Hennepin (the “Site,” also having the formal address of 112 – 120 Hennepin Ave. E.), 
under contract with Shafer Richardson. A mixed-use redevelopment project is currently planned at the 
Site. Since the Site is located in the National Register of Historic Places (NRHP)-listed historic district 
and the locally-designated Saint Anthony Falls Historic District, the Minnesota State Historic 
Preservation Office (SHPO) and Minneapolis Heritage Preservation Commission (HPC) are required to 
review any potential impacts to the historic districts. The status of the Site as a contributing or non-
contributing resource will largely inform the review and any mitigation efforts that may be required. The 
purpose of the architecture/history evaluation was to determine whether any components of the Site are 
potentially eligible as  contributing resources to the NRHP-listed and/or locally-designated historic 
districts.

The architecture/history investigation consisted of a review of previous inventories and studies for the 
Site, NRHP-listed historic district and locally-designated historic district, as well as a field survey 
documenting the Site. Additional research was conducted in order to assess the historic development and 
context of the Site. Parisa Ford, M.S. served as principal investigator for the architecture/history 
evaluation. 

Available documentation on file at the SHPO and the HPC does not clearly state whether any components 
of the Site are contributing or non-contributing resources. Additionally, HPC staff and the HPC Heritage 
Preservation Ordinance primarily focus on historic resources in the context of significance, and 
contributing status in the context of design and zoning. This architecture/history evaluation determined 
that components of the Site (112 Hennepin Ave. E. and 116 Hennepin Ave. E.) are more likely to be 
eligible as historic resources and/or contributing resources to the locally-designated historic district than 
as contributing resources to the NRHP-listed historic district. 106 Group recommends that Shafer 
Richardson consult with the SHPO and HPC regarding a final determination of whether the Site is 
contributing to either the federal or municipal historic district. 
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1.0 INTRODUCTION 
Schafer Richardson is planning a development project at 112 - 120 East Hennepin (the “Site,” also having 
the formal address of 112 - 120 Hennepin Ave. E.). The Site is located in the National Register of Historic 
Places (NRHP)-listed Saint Anthony Falls Historic District and the locally-designated Saint Anthony 
Falls Historic District in Minneapolis. Available documentation on file at the Minnesota State Historic 
Preservation Office (SHPO) and the Minneapolis Heritage Preservation Commission (HPC) does not 
clearly state whether any components of the Site are contributing or non-contributing resources to these 
districts. Therefore, from November to December of 2014, the 106 Group conducted an 
architecture/history evaluation for the Site to determine its potential eligibility as a contributing resource 
to the National Register and/or local historic district.  

The Saint Anthony Falls NRHP-listed and locally-designated historic districts are defined by similar 
boundaries. The NRHP-listed historic district encompasses approximately 470.97 acres; the local historic 
district encompasses approximately 519.58 acres that include additional parkland to the north and two 
developed blocks to the northeast. Figure 1 shows the Site location within the boundaries of both historic 
districts.

Since the Site is located within an NRHP-listed historic district, the Minnesota Historic Sites Act 
(Minnesota Statutes § 138.661-138.669) requires that the SHPO is consulted before undertaking any 
activity that may affect the district. Since the Site is also located within a local historic district, the 
Minneapolis Heritage Preservation Ordinance requires the HPC to review any alterations to the Site 
(Minneapolis Code § 599.10-599.830). The status of the Site as a contributing or non-contributing 
resource to the NRHP-listed and local historic districts will largely inform any potential impacts and any 
mitigation that may be identified as part of the review process. 

The following report describes the project methods, literature review, results, and recommendations for 
the architecture/history evaluation of 112 – 120 East Hennepin.



Project Location

Figure 1
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2.0 METHODS 
2.1 Objectives
The primary objective of the architecture/history evaluation was to determine whether any components of 
the Site have potential as contributing resources to the NRHP-listed and/or locally-designated Saint 
Anthony Falls Historic District. All work was conducted in accordance with the Guidelines for 
History/Architecture Projects in Minnesota (SHPO 2005), and The Secretary of the Interior’s Standards 
and Guidelines for Archeology and Historic Preservation [48 Federal Register 44716-44740] (National 
Park Service [NPS] 1983). 

2.2 Architecture/History 
2.2.1 BACKGROUND RESEARCH 
On November 25 and November 26, 2014, prior to the start of the field survey, staff from the 106 Group 
conducted background research at SHPO for information on previous surveys and studies on file for the 
Site and the NRHP-listed historic district. In addition, staff conducted research at the HPC for records of 
the local historic district designation and previously identified contributing properties. Historic building 
permits, city directories, correspondence and photographs were also reviewed in order to assess the 
historic development and context of the Site within the historic districts.  

In addition, the principal investigator reached out to the SHPO National Register Coordinator to gain 
further insights into SHPO’s current approach to individuals properties within the NRHP district that have 
not yet been determined contributing or non-contributing.  

2.2.2 FIELD METHODS 
Each building at the Site was documented with field notes and digital photographs of the exterior from the 
public right-of-way. The field survey recorded the architectural form, style and condition of the buildings.  

2.3 Evaluation
Upon completion of the fieldwork, the potential eligibility of the Site as a contributing resource to the 
NRHP-listed and locally-designated Saint Anthony Falls Historic District was assessed based on the 
Site’s significance and integrity.  

The National Park Service (NPS) clearly defines a contributing resource as “a building, site, structure, or 
object adding to the historic significance of a property” (NPS 1997). The Minneapolis Heritage 
Preservation Ordinance does not define contributing resources. The HPC evaluates individual buildings 
for their contribution to the district in terms of design and zoning characteristics on a case-by-case basis, 
but does not maintain a list of previously-identified contributing properties within the district. 
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The Minneapolis Heritage Preservation Ordinance states that permit review is dependent on whether a 
property is a “historic resource.” The ordinance defines a historic resource as “a property that is believed 
to have historical, cultural, architectural, archaeological or engineering significance and to meet at least 
one (1) of the criteria for designation as a landmark or historic district” (Minneapolis Code § 599.110). 
The seven criteria for designation are listed as: 

(1) The property is associated with significant events or with periods that exemplify broad 
patterns of cultural, political, economic or social history. 

(2) The property is associated with the lives of significant persons or groups. 
(3) The property contains or is associated with distinctive elements of city or neighborhood 

identity. 
(4) The property embodies the distinctive characteristics of an architectural or engineering type or 

style, or method of construction. 
(5) The property exemplifies a landscape design or development pattern distinguished by 

innovation, rarity, uniqueness or quality of design or detail. 
(6) The property exemplifies works of master builders, engineers, designers, artists, craftsmen or 

architects. 
(7) The property has yielded, or may be likely to yield, information important in prehistory or 

history.  

The ordinance also defines historic districts as, “all property within a defined area designated as an 
historic district by the city council because of the historical, cultural, architectural, archaeological or 
engineering significance of the district, or designated as an historic district by state law” (Minneapolis 
Code § 599.110). 

In addition to historic significance, integrity is a key factor in evaluating properties at the national and 
local levels. The National Park Service and the Minneapolis Heritage Preservation Ordinance rely on the 
following seven aspects of integrity: location, design, setting, materials, workmanship, feeling and 
association (NPS 1995: 44; Minneapolis Code § 599.110).  
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3.0 LITERATURE SEARCH
3.1 Previous Architecture/History Studies 
3.1.1 NRHP-LISTED HISTORIC DISTRICT 
The Saint Anthony Falls Historic District was nominated to the NRHP and designated as a local historic 
district in 1971. Later studies identified themes and individual buildings that were not described in the 
original NRHP nomination form (McDonald and Mack 1979; Bronner 1980; Hess 1990). In 1992, an 
update to the original NRHP nomination form was completed that recognized the waterpower area as a 
subarea within the Saint Anthony Falls Historic District (Roth and Anfinson 1992). Minnesota Historic 
Property Inventory Forms for two of the buildings are also on file at SHPO, including 112 Hennepin Ave. 
E. (HE-MPC-3035) and 116 Hennepin Ave. E. (HE-MPC-3036). The forms indicate that the buildings are 
located within an NRHP-listed historic district, but do not state whether the buildings are contributing or 
non-contributing to the district. 

The NRHP-listed historic district boundary has been subject to debate since its original nomination in 
1971. An incomplete survey of properties located within the boundary and an unclear Statement of 
Significance have created management challenges for the district. A minor adjustment was approved in 
1972 that removed the northeast corner of the district boundary (Roth and Anfinson 1992:3). No other 
adjustments resulted from later communications and studies. While a prior study by Hess proposed a 
substantial reconfiguration of the district based on the more coherent waterpower theme, NRHP staff and 
SHPO concluded that a boundary adjustment was not appropriate (Roth and Anfinson 1992:6). Data 
gathered from additional surveys, studies and communications were added to the original nomination 
form as a supplement in 1992. 

The NRHP Statement of Significance for the Saint Anthony Falls Historic District focuses on two 
predominant themes: the milling industry and the waterpower area. Two studies identify the East 
Hennepin-Central Avenue Commercial District as another potential theme, and identify two of the four 
buildings at the Site as “thematic” and “noteworthy” buildings (McDonald and Mack 1979:112-114, 
Bronner 1980:24-26). However, no formal case has been documented for how the buildings contribute to 
the Statement of Significance. SHPO has not formally concluded that any components of the Site are 
contributing or non-contributing to the district. 

3.1.2 LOCALLY-DESIGNATED HISTORIC DISTRICT 
The Saint Anthony Falls local historic district was designated in the same year as the NRHP-listed 
historic district. The Minneapolis HPC provides the boundary, brief profile, and design guidelines for the 
local historic district on their website (Minneapolis HPC 2014). Detailed archives are also maintained 
onsite at the Public Service Center in Minneapolis, including correspondences, news articles, previous 
studies and photographs.  
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The historic district profile also focuses on the milling industry and the waterpower area, while 
acknowledging that various homes, commercial buildings, significant bridges and elegant churches are 
contained in the district (Minneapolis HPC 2014). The HPC does not maintain a list of previously-
determined contributing and non-contributing properties within the district, but does evaluate individual 
properties on a case-by-case basis focusing on design and zoning. Property files onsite for the 100 Block 
of East Hennepin Avenue contain permits for minor site improvements (drainage and outdoor patio 
seating) that would not typically trigger an evaluation of how the Site contributes to the historic district. 
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4.0 RESULTS 
4.1 Description
The Site is located on the 100 block of Hennepin Ave. E. in Minneapolis, Minnesota, between Lourdes 
Place and 2nd Street SE. The Site location is within the northeastern portion of the NRHP-listed and 
locally-designated historic districts (see Figure 1). The Site context includes large-scale contemporary 
commercial offices and residential condominium buildings to the south and west, the Brown-Ryan Livery 
Stable to the southwest, single-family attached residential to the northeast and Our Lady of Lourdes 
Catholic Church to the east.

The Site contains a block of commercial buildings, including two principal buildings (112 and 116 
Hennepin Ave. E.) connected by a one-story addition, and a one-story building (120 Hennepin Ave. E.). 
The façade of the building block faces northwest. The Site includes an asphalt parking lot located to the 
east. 

112 Hennepin Ave. E. (HE-MPC-3035): The two-story building is constructed in a two-part commercial 
block form with a partially-exposed stone foundation on the southeast elevation and a flat roof.  The 
building is sited on a corner lot with its primary façade facing northwest; some attention is given to the 
southwest elevation facing Lourdes Place as a secondary façade. An exterior brick and metal chimney, 
and an exterior metal chimney are located on the northeast elevation. An interior brick chimney is located 
flush with the southwest elevation. The building is connected to an adjacent one-story addition on its 
northeast elevation. The northwest façade and southwest elevation meet at a rounded corner. All four 
elevations are clad in brick. The first story of the façade is clad in light-beige, elongated, stretcher-bond 
brick that extends seamlessly onto the adjacent addition. The second story of the façade is clad in brown 
stretcher-bond brick. A broad, metal cornice with decorative bracket modeling extends across the façade 
and southwest elevation. Stone/sills are located below windows on the façade and southwest elevation. 
Decorative brick detailing is incorporated on the façade, southwest elevation, and southeast elevation. The 
façade and southwest elevation include two-course sailor-bond brick patterning to resemble flat keystone 
arches above all fenestration; a two-course stretcher-bond stringcourse separates the first and second 
stories. Brick corbelling separates the first and second stories, and is located beneath the cornice. 
Additional brick detailing above the cornice creates a row of inset horizontal rectangles. The southeast 
elevation features two courses of brick headers set in an arch formation above the window and one row of 
brick headers forming a sill below the window. A large-scale, electronic, metal sign board is affixed to the 
façade and southwest elevation between the first and second stories. The sign board extends seamlessly 
onto the adjacent one-story addition. Capital letters state: “LIQUORS,” on the façade; “NYE’S BAR,” on 
the corner; and “FOOD,” on the southwest elevation preceded by cursive letters that state, “Fine.” Two 
metal electrical boxes are sited west of the building and are surrounded by five metal posts.   

The one-story addition located to the northeast has a non-visible foundation and flat roof with metal 
coping. Mechanical fans and hoods are located on, and extend above the roof. The roof extends 
southeasterly over the rear service entrance and is supported by two round, metal posts. The addition is 
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interconnected with two adjacent buildings located to the southwest (112 Hennepin Ave. E.) and to the 
northeast (116 Hennepin Ave. E.). The lower two-thirds of the façade is clad in light-beige, elongated, 
stretcher-bond brick that extends seamlessly onto the adjacent building façade located to the southwest. 
The upper one-third of the façade is clad in a vertical corrugated metal panel. A large, pyramidal, metal 
and wood-panel signboard is centered on the top one-third of the façade and extends to create the 
appearance of a side-gabled roof. The southeast elevation is constructed in concrete block. A mechanical 
protrusion encased by metal bars is located at the center of the elevation. An adjacent metal ladder is 
affixed to the north providing rooftop access. 

Fenestration on the façade includes a large, rectangular metal picture window on the first story, and three 
one-over-one, double-hung, metal windows with metal storms on the second story. The recessed front 
entrance contains a single-leaf metal door with a small, square inset window. Fenestration on the addition 
includes a single-leaf wooden door positioned at an angle and located within a recessed entryway. An 
adjacent wood panel wall is located to the northeast featuring an inset display case.  

Fenestration on the northeast elevation includes a single-leaf wooden door located on the second story.    

Fenestration on the southeast elevation includes a one-over-one, double-hung, metal window with metal 
storms on the second story. Fenestration on the addition includes a single-leaf wooden door with a linear, 
vertical inset window. 

Fenestration on the southwest elevation includes five windows located on the first story that are infilled 
with brick; and ten one-over-one, double-hung, metal windows with metal storms located on the second 
story. Three of the windows on the second story are shorter and have the sills sited higher than the other 
windows. A door located mid-block on the first story is infilled with brick; a single-leaf metal door with 
metal surround is located on the first story near the south corner.  

116 Hennepin Ave. E. (HE-MPC-3036): The three-story building is constructed in a two-part 
commercial block form with a non-visible foundation and flat roof. An interior brick chimney is located 
flush with the northeast elevation; an exterior brick chimney is located on the southwest elevation. The 
building is connected to a one-story addition located to the southwest and a one-story commercial 
building located to the northeast (120 Hennepin Ave. E.). The building façade faces northwest. The 
façade is clad in vertical, corrugated metal paneling on the first story and stretcher-bond brick on the 
upper stories; the northeast and southwest elevations are clad in elongated, stretcher-bond brick. The 
southeast elevation is constructed in concrete block on the first story and clad in stucco on the upper 
stories. Façade details include decorative brick quoining, rounded brick arches above third story widows, 
and flat arches above second story windows. Arches above second-story façade windows are composed of 
alternating soldier-course bricks and vertical clay blocks. Stone window sills are located below all 
windows on the façade. A row of three single clay medallions are located above the three windows on the 
third-story. A metal cornice with decorative modeling features a chain of linked circles at the base, 
superseded by vertical ribbing, horizontal bands, and dentils. Metal lettering affixed to the freeze states: 
“HARNESS SHOP.” The northeastern elevation features three rows of brick headers arranged in a 



112 – 120 East Hennepin 

Architecture/History Evaluation

Page 12 

rounded arch above all windows, and a single row of brick headers forming a sill under all windows. A 
two-story, covered wooden porch is constructed on the southeast elevation. The porch is supported by 
three wooden posts set in a concrete pad and one wooden post set in a concrete block column. A metal 
hood is attached to the southwest elevation that connects to the adjacent one-story addition. Concrete 
block from the addition partially extends onto the southwest elevation. 

Fenestration on the façade includes three one-over-one, double-hung windows with wooden surround and 
metal storms on the second and third stories. Third story windows feature semi-circular, fixed transoms. 
A single-leaf metal door is located on the first story with a glass storm encased in wood. 

Fenestration on the northeast elevation includes five one-over-one, double-hung windows with metal 
storms and metal surround on the second and third stories. The windows on second story are shorter than 
the windows on the third story. Two of the windows on the second story are shorter and the sills are sited 
lower on the elevation; all five windows on third story are level.  

Fenestration on the southeast elevation includes three one-over-one, double-hung windows with metal 
storms and metal surround set into arches on the second and third stories. A single-leaf wooden door with 
an inset picture window and metal storm is located on the second and third stories; a single-leaf metal 
door with metal surround is located on the first story. Second and third story doors feature a single-light 
fixed transom window.  

The southwest elevation is not fenestrated.  

120 Hennepin Ave. E.: The one-part commercial block has a non-visible foundation and flat roof with 
metal coping. Mechanicals are located on top of the roof. A partially exposed basement is accessible by 
concrete steps on the southeast elevation. The building is attached to an adjacent building located to the 
southwest (116 Hennepin Ave. E.). The northwest elevation is the primary façade, while some attention is 
given to the northeast elevation as a secondary façade. Both the façade and northeast elevation are clad in 
stretcher-bond brick; the southeast elevation is constructed in concrete block. The façade and northeast 
elevation feature rows of decorative wooden panels resembling window bays. Vertical and horizontal 
board patterning resembles half-timbering.   

Fenestration on the façade includes two windows that are infilled with brick.  

Fenestration on the northeast elevation includes a single-leaf metal door with metal surround. 

Fenestration on the southeast elevation includes a metal door inset with a small, square window. The door 
is located below ground level providing access to a partially exposed basement. 



112 – 120 East Hennepin 

Architecture/History Evaluation

Page 13 

Figure 2. 112-116 Hennepin Ave. E. (HE-MPC-035; HE-MPC-036), Facing North 

Figure 3. 112 Hennepin Ave. E. (HE-MPC-035), Facing Northeast 
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Figure 4. 112 Hennepin Ave. E. (HE-MPC-035), Facing East 

Figure 5. 112-116 Hennepin Ave. E. (HE-MPC-035; HE-MPC-036), Facing Southeast 
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Figure 6. One-Story Addition, Facing Southeast 

Figure 7. 116 Hennepin Ave. E. (HE-MPC-036), Facing Southeast 
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Figure 8. 120 Hennepin Ave. E., Facing Southeast 

Figure 9. 112-120 Hennepin Ave. E., Facing South 
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Figure 10. 120 Hennepin Ave. E., Facing Southwest 

Figure 11. 116-120 Hennepin Ave. E., Facing West 
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Figure 12. 120 Hennepin Ave. E., Facing Northwest 

Figure 13. 116 Hennepin Ave. E. (HE-MPC-036), Facing Northwest 
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Figure 14. One-Story Addition, Facing Northwest 

Figure 15. 112 Hennepin Ave. E. (HE-MPC-035), Facing Northwest 
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4.2 Evaluation and Analysis 
4.2.1 HISTORICAL NARRATIVE 
The Site was constructed between 1905 and 1964, and is located within the East Hennepin-Central 
Avenue commercial area. The area originally developed as part of the former town of St. Anthony and 
remained vital after it was incorporated into Minneapolis in 1872. An array of grocery stores, department 
stores, drug stores, florists, theaters and furniture stores were located along the corridor (Mead & Hunt 
2011:56).  Streetcar service between Bridge Square and the University of Minnesota played a key role in 
establishing the area as a prominent commercial area between 1875 and 1905 (Bronner 1980:24).    

116 Hennepin Ave. E. was designed by architect Ernest C. Haley and constructed in 1905 as a brick store 
and four flats (City of Minneapolis 1905:Building Permit #9074). The building was originally occupied 
by owner Martin Dyke and later occupied by a hotel in the 1920s (City of Minneapolis 1905:Building 
Permit #9074; City of Minneapolis 1928:Building Permit #A18723). Other early commercial tenants 
included two signage companies, upholsterers and room furnishers, and a barber shop (Minneapolis 
Directory Company 1934:1469; Minneapolis Directory Company 1941:1648; Minneapolis Directory 
Company 1950:1583, Minneapolis Directory Company 1956:1729; Minneapolis Directory Company 
1964:294).  

112 Hennepin Ave. E. was designed by architects Boehm & Cordella and constructed in 1907 as a brick 
store and flats (City of Minneapolis 1907:Building Permit #A9702). According to building permits, the 
Minneapolis Brewing Company originally commissioned the building and its storefront alteration in 
1911; however, Minneapolis Brewing Company itself was never listed as an occupant in city directories 
(City of Minneapolis 1907:Building Permit #9702; City of Minneapolis 1911:Building Permit #A11226). 
Various occupants were associated with food and beverages, including a restaurant operated by Peter T. 
LaMott , beverages provided by Jas Hafferon, and Nye’s Bar (Minneapolis Directory Company 
1915:1161; Minneapolis Directory Company 1920:1153; City of Minneapolis 1957:Building Permit 
#A32924; Minneapolis Directory Company 1934:1469, Minneapolis Directory Company 1941:1648; 
Minneapolis Directory Company 1950:1583).   

120 Hennepin Ave. E., originally known as “Jon’s Restaurant,” was constructed by owner John Latska in 
1960 (City of Minneapolis 1960a:Building Permit #A34152; Minneapolis Directory Company 1964:294; 
Minneapolis Directory Company 1970:267).  

Nye’s Polonaise Restaurant and Bar 
Nye’s was established in Minneapolis and has become an iconic neighborhood entertainment venue with 
Eastern European flair. Over the course of approximately 20 years, Nye’s had expanded across the entire 
building block. Nye’s Bar was first listed in city directories at 112 Hennepin Ave. E. in 1956. Building 
permit records indicate that Nye’s Bar had completed a series of alterations to the building during the 
1950s, including the storefront, exterior second story entrance, and interior work (City of Minneapolis 
1956:Building Permit #A32521; City of Minneapolis 1957:Building Permit #A32924; City of 
Minneapolis 1959:Building Permit #A33845). Nye’s Bar had obtained permits for the addition in the 
early 1960s (City of Minneapolis 1960b:Building Permit #A34182; City of Minneapolis 1964:Building 
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Permit #35573). Several years later, Al Nye obtained permits for exterior and interior alterations to 116 
Hennepin Ave. E. (City of Minneapolis 1967a:Building Permit #A37084; City of Minneapolis 
1967b:Building Permit #36891). By 1973, Nye’s had expanded into 120 Hennepin Ave. E. and occupied 
the entire block of buildings (City of Minneapolis 1973:Building Permit #40447). 

Ernest C. Haley 
The architect of 116 Hennepin Ave. E., Ernest C. Haley, was born on September 25, 1867 in Malone, 
New York, and died on July 2, 1954. His father, Joseph Haley, was also an architect. The Haley’s were 
well-known for residential and business architecture in Minneapolis (University of Minnesota 2014b).  

Boehme & Cordella 
The architects of 112 Hennepin Ave. E., Boehme and Cordella, were credited with planning “some of the 
best recent structures in the Northwest,” and, “handling an extensive line of work in the local field” 
(Hudson 1908:126-128). The partnership formed in 1903 lasted eight years and produced several notable 
church designs, including St. Joseph's Catholic Church in Browerville, Minnesota, and Our Lady of 
Lourdes in Little Falls, Minnesota. The firm also designed a warehouse for the Minneapolis Brewing 
Company (also known as Grain Belt Brewery). The Swan Turnblad residence (now the American 
Swedish Institute) is their most well-known work (University of Minnesota 2014a). 

Christopher Adam Boehme was born on January 16, 1865 in Minneapolis, Minnesota, and died on 
November 24, 1916 (University of Minnesota 2014a). His father, Gottfried J. Boehme, was a general 
contractor and hardware merchant (Hudson 1908:126). Christopher Boehm was a builder and contractor 
who received training at the University of Minnesota (University of Minnesota 2014a). Boehme began 
working with architect Warren Dunnell, a well-known architect in the city, after graduation and then 
opened his own office in 1896 (Hudson 1908:127). Boehm was a member of the North Side Commercial 
Club, the Knights of Pythias Lodge of the Royal Arcanum and the St. Anthony Turn Verein Society. He 
married Martha Oeschger of La Crosse, Wisconsin, in 1891 and had three children (Hudson 1908:127).  

Victor Cordella was born on January 1, 1872 in Krakow, Poland and died on April 12, 1937 (University 
of Minnesota 2014a). His father was a sculptor and wanted his son to have a good education. His post-
secondary studies included some time at the Royal Art Academy at Krakow and technology training 
under Professor Michael Kowalczuk at Lemberg (Hudson 1908:128). He came to the United States in 
1893 and worked under architects in Minneapolis and St. Paul, including Cass Gilbert, Warren Dunnell, 
and Charles Aldrich (University of Minnesota 2014a). He married Ruth Maser of Canton, Ohio, in 1902 
(Hudson 1908:128). 

Two-Part Commercial Block 
The two-part commercial block form is the most common form of construction for small and mid-sized 
commercial buildings between circa 1850-1950. It is generally limited to buildings with two to four 
stories and characterized by a horizontal division of the building into two separate zones. The street level 
is reserved for public uses, such as retail or banking, and the upper levels are reserved for more private 
uses, such as residential or offices (Longstreth 1987:24).      
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The two principal buildings of the Site (112 Hennepin Ave. E. and 116 Hennepin Ave. E.) were 
constructed in the early 1900s and exhibit classical façade details popular at the time. While some 
versions of façade detailing at this time are comparatively plain, others draw attention to new construction 
techniques and building materials. The array of brick colors and textures, thinner stone, terra cotta and 
improvements in stucco allowed more seamless integration of façade details into the building form 
(Longstreth 1987:39-41). The one-story addition constructed in the 1960s exhibits minimal stylistic 
details. Commercial buildings constructed after World War II are typically simpler and more restrained in 
detail than earlier styles. The façade often appears as a simple container that becomes a background for 
large, often free-standing letter signs (Longstreth 1987:65).     

One-Part Commercial Block 
The one-part commercial block is a simple box with a decorated façade. The form was developed in the 
mid-19th century and soon became common as it allowed for a relatively small investment to generate 
income (Longstreth 1987:54). Post World War II buildings are often simpler and more restrained in 
detail.

4.2.2 SIGNIFICANCE 
The Statement of Significance contained in the NRHP nomination, as supplemented, focuses on the 
milling industry and the waterpower area. The nomination form also acknowledges other themes in the 
history of the district, including the East Hennepin-Central Avenue commercial area. Since 112 Hennepin 
Ave. E. and 116 Hennepin Ave. E. are identified as “thematic” and “noteworthy” buildings, the buildings 
do have a documented relationship to the history of the district (McDonald and Mack 1979:112-114; 
Bronner 1980:24-26). The two principal buildings of the Site (112 and 116 Hennepin Ave. E.) were also 
constructed during the period of significance for the NRHP-listed historic district (1858-1941). As an 
example of few extant commercial buildings from early Minneapolis history, the buildings hold a strong 
representative value within the district. It is also likely that the commercial establishments played a 
supportive role to industrial activity in the district. 

The two principal buildings were designed by well-established Minneapolis architects and may hold 
significance under Criterion (6) of the Minneapolis Heritage Preservation Ordinance as an example of few 
extant commercial structures in the district designed by locally-prominent architects Ernest C. Haley and 
Boehm & Cordella. Many of the early commercial structures in the Hennepin-Central Avenue 
commercial area are no longer extant. Haley is not known to have designed other buildings in the historic 
district, while Christopher Boehm is only known to have designed two others (McDonald and Mack 
1979:112-114; Bronner 1980:26 and 46). Boehm & Cordella are most recognized for their church designs 
and the American Swedish Institute, while  Ernest Haley is most recognized for his residential designs, as 
well as a church and lodge (Lathrop 2010: 24-26, 47 and 88; University of Minnesota 2014a). The 
commercial buildings at 112 and 116 Hennepin Ave. E. are distinctive examples of their architectural 
practices. Available information on the history of the Site does not readily support a case for its 
significance under Criteria (1) - (5) or Criterion (7). 
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Additionally, the Site is located within a local historic district that is also designated as a Minnesota state 
historic district by the Minnesota Historic District Act of 1971 (Minnesota Statutes § 138.73). According 
to definitions for “historic resource” and “historic district” set forth in the Minneapolis Heritage 
Preservation Ordinance, the Site is likely to be eligible as a local historic resource. 

4.2.3 INTEGRITY 
The Site maintains good integrity of location and association by maintaining its original location of 
construction and a similar mixed-use commercial/residential function. Integrity of setting is fair due to 
contemporary development at a larger scale and massing to the west and south, while Our Lady of 
Lourdes Catholic Church (1857) remains to the east. A non-compatible addition and an adjacent one-story 
commercial building further compromise integrity of setting. Integrity of design, materials and 
workmanship is fair. The integrity is compromised by substantial alterations to the first story of the 
principal buildings, including façade treatments and fenestration that has been infilled with brick, as well 
as replacement windows and doors. However, façade treatments and facade fenestration on the upper 
stories of 112 Hennepin Ave. E. and 116 Hennepin Ave. E. largely retain their original design, materials, 
and workmanship that are slightly compromised by replacement windows. Integrity of feeling is good due 
to retention of the two-part commercial block form, original location and function. Overall, the Site has 
fair integrity. 
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5.0 CONCLUSION & RECOMMENDATIONS 

Components of 112 – 120 East Hennepin have potential eligibility as contributing resources to the NRHP-
listed Saint Anthony Falls Historic District, and as historic resources and/or contributing resources within 
the Minneapolis local historic district.

NRHP District 
The Site was constructed during the period of significance for the NRHP-listed historic district. The 
representative value of the Site as one of few extant commercial properties, and its association with 
architects Boehm & Cordella and Haley, likely provide stronger support for the Site as a local historic 
resource than as a contributing resource to the NRHP-listed historic district. The indirect relationship of 
the Site to the milling industry and waterpower area, combined with fair architectural integrity, limit the 
potential contribution that the Site makes to the NRHP-listed historic district. However, as “thematic” and 
“noteworthy” buildings in the East Hennepin-Central Avenue commercial area, the Site has some 
potential as a contributing resource to the NRHP-listed district. However, this historic theme has not been 
formally incorporated into the Statement of Significance, and is currently recognized as an addition to the 
overall content of the NRHP nomination form. 

Due to limitations of the NRHP nomination files, SHPO has not made a formal determination of whether 
any components of the Site are contributing or non-contributing resources to the historic district. They 
currently evaluate individual properties on a case-by-case basis. 

Local District 
The Site was constructed during the period of significance for the local historic district. The 
representative value of the Site as one of few extant commercial properties, and its association with 
architects Boehm & Cordella and Haley, likely provide stronger support for the Site as a local historic 
and/or contributing resource under Criterion (6). However, available information on the history of the Site 
does not readily support a case for its significance under Criteria (1) - (5) or Criterion (7). 

While the Minneapolis HPC does not maintain a list of contributing properties to the local historic 
district, it does evaluate individual properties on a case-by-case basis that focuses on design and zoning. 
However, according to definitions for “historic resource” and “historic district” set forth in the 
Minneapolis Heritage Preservation Ordinance, the Site is likely to be eligible as a local historic resource 
since it is located within a locally-designated and Minnesota state historic district. 

Recommendations 
Since SHPO and the Minneapolis HPC have the authority to determine the status of properties for their 
respective districts, 106 Group recommends that Shafer Richardson consult with SHPO regarding the 
eligibility of the Site as a contributing resource to the NRHP-listed Saint Anthony Falls Historic District, 
and with the Minneapolis HPC regarding the eligibility of the Site as a contributing and/or historic 
resource within the locally-designated Saint Anthony Falls Historic District. 
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February 5, 2015 
 
 
 
Parisa Ford 
106 rou  

e acota  Building 
370 Selby Avenue 
St  Paul, Minnesota 55102 
 
Re: Arc itecture History valuation or 112-120  Henne in Avenue, Minnea olis, Minnesota 
 

ear Parisa: 
 
Sta  at t e State Historic Preservation ice SHP  co leted revie  o  t e Arc itecture History 

valuation or 112-120  Henne in Avenue, Minnea olis, t at recently as sub itted to our o ice by 
t e 106 rou  e SHP  as concluded t at 112 and 116  Henne in Avenue bot  contribute to t e 

istoric signi icance o  t e St  Ant ony Falls Historic istrict  
 
As you reali e, t e St  Ant ony Falls Historic istrict is one o  Minnesota s earliest ational Register 
districts  ndeed, it as or ally establis ed in 1971, erely ive years a ter assage o  t e ational 
Historic Preservation Act HPA , legislation t at broug t into e istence t e ational Register o  Historic 
Places, t e Advisory ouncil on Historic Preservation, State Historic Preservation ices, etc —essentials 
o  istoric reservation it  ic  e ave beco e so a iliar  Since t e St  Ant ony Falls Historic 

istrict as created so soon a ter assage o  t e HPA, any o  t e conventions co on lace to 
istoric reservation today ad yet to beco e standard, including or ally calling out at is and is not 

contributing it in a ational Register istoric district  t as about t e early 1980s en t e ational 
Par  Service began encouraging co lete inventories o  contributing and non-contributing ro erties 

it in istoric districts, and t is as driven by ta  credit regulations, ic  re uired deter ination o  
at constitutes a certi ied istoric structure  

 
e generally-acce ted a roac  to istoric districts t at ere listed in t e early years o  t e ational 

Register and ic  ost buildings structures it out or al contributing non-contributing designation, 
suc  as t e St  Ant ony Falls Historic istrict, is to resu e t at t e buildings structures are 
contributing  unless t ey are s eci ically designated non-contributing  n act, 36 FR 67, s eci ically 

67 4 g , t e section o  t e ode o  Federal Regulations s ea ing to t e 10 ercent ta  credit or non-
signi icant  buildings it in istoric districts, i lies as uc  e regulation states: For ur oses o  
t e ot er re abilitation ta  credits under sec  48 g  o  t e nternal Revenue ode, ro erties it in 
registered istoric districts are resu ed to contribute to t e signi icance o  suc  districts unless 
certi ied as non-signi icant by t e Secretary  
 
Fro  ti e to ti e t e SHP  is obliged to revie  a ro erty it in one o  t ese early istoric districts 
and deter ine et er or not it continues to contribute to t e signi icance o  t e district  n t e case o  
112 and 116  Henne in Avenue in Minnea olis, t e SHP  concludes t at t e buildings contribute to 
t e signi icance o  t e district  onstructed during t e eriod o  signi icance, t e co ercial buildings 
are su ortive o  t e district s overall industrial t e e  Additionally, as ig lig ted in t e 106 rou s 
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study o  t e ro erty, t e buildings ave been identi ied as note ort y  via an earlier study  
Moreover, t e buildings today retain enoug  o  t eir c aracter-de ining eatures ro  t e eriod o  
signi icance to ave su icient istoric integrity  
 

is is an unusual ro erty it in t e St  Ant ony Falls Historic istrict, o ever, or 112 and 116  
Henne in Avenue beca e t e o e o  ye s Polonaise Restaurant and Bar during t e second al  o  t e 
t entiet  century  ye s as a a or eating and gat ering establis ent in ort east Minnea olis, an 
establis ent t at evolved into a c ie  co onent o  t e cultural istory o  t is art o  t e city  e 
SHP  raises t is oint only because it is ossible t at t is ro erty on  Henne in Avenue is individually 
eligible or t e ational Register or its association it  ye s   a ta  credit a lication oved or ard 
on t is ro erty, t e issue o  it being otentially individually eligible or t e ational Register rat er 
t an only contributing to t e istoric district ay arise  
 

 you ave uestions, lease let e no  
 
Sincerely, 

 
enis P  ardner 

Minnesota State Historic Preservation ice 
denis gardner n s org 
651 259 3451 








